Our Case Number: ABP-320648-24
Your Reference: Residents of St. Joseph's Road & Aldworth Heights

Patterson Design
c/o Mark Patterson
Churchtown
Newcastle West
Co. Limerick

Date: 26 September 2024

‘"”',Re: Proposed construction of 138 residential units and all associated site works at Spa Glen, Mallow,

Co. Cork
Spa Glen, Mallow, Co. Cork

Dear Sir/ Madam,

An Bord Pleanala has received your recent submission in relation to the above mentioned proposed
development and will take it into consideration in its determination of the matter.

Please note that the proposed development shall not be carried out unless the Board has approved it
with or without modifications.

If you have any queries in relation to the matter please contact the undersigned officer of the Board at

laps@pleanala.ie

Please quote the above mentioned An Bord Pleanala reference number in any correspondence or
telephone contact with the Board.

-

Yours faithfully,

KM'A Wég“{fc«\

Kevin McGettigan
Executive Officer
Direct Line: 01-8737263
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Teil Tel {01) 858 8100
Glao Aitiail LoCall 1800 275 175
Facs Fax {01) 872 2684 64 Sraid Maoilbhride 64 Marlborough Street
Laithredn Gréasain Website www.pleanala.ie Baile Atha Cliath 1 Dublin 1

Riomhphost Email tord@pleanala.ie D01 V802 D01 V802




Kevin McGettigan
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From: Frank Heffernan <frankheffernan2015@gma;i com>
Sent: Tuesday 24 Septemﬁer 2024 11:44
To: LAPS
Subject: Bord Pleanala Case Number JP04.320648
Attachments: BP Cover letter.pdf
Follow Up Flag: Follow up
Flag Status: Flagged

Cautwn' Th:s isan Extemal Emall and may have maticious content Please take care when chckmg
lmks or openmg attachments Wheni m doubt contact the ICT Helpdesk

A Chara,

I refer to Section 177AE Notice - Proposed Development of 138 Residential Units and a Creche, on
lands at Spa Glen, Mallow, Co. Cork - COMHAIRLE CHONTAE CORCAIGH - CORK COUNTY
COUNCIL - NOTICE PURSUANT TO: SECTION 177AE OF THE PLANNING AND DEVELOPMENT
ACT 2000 (AS AMENDED) AND THE REQUIREMENTS OF THE PLANNING AND DEVELOPMENT
REGULATIONS 2001 (AS AMENDED).

The proposed development consists of the construction of 138 residential units and a creche on a
developable area of 3.79ha on a total site area of 5.26ha on lands at Spa Glen, Mallow, Co. Cork.
Notice of Planning Application to An Bord Pleanala for Approval. Bord Pleanala Case Number
JP04.320648.

This email is on behalf of local residents of St. Joseph's Road and Aldworth Heights Estate, St.
Joseph's Road, Mallow, Co. Cork.

Please find attached:-

1. Local residents’ observations with regards to JP04.320648.
2. Cover letter from the agent representing local residents.

Please note that because attachment 1 is a large file, it is being sent as a link file with this email. If
there is a problem opening the file, please advise and | can resend it in two sections.

Two hard copies of 1 and 2 above, have been posted this morning, by registered post, to LAPS, An
Bord Pleanala, 64 Mariborough Street, Dublin 1. DO1 V902.

Mise le meas,
Frank Heffernan

Local Resident
0876345874
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An Bord Pleanala,

64 Marlborough Street,
Dublin 1,

D01 V902

Re: Bord Pleanala Case Number JP04.320648 — Section 177AE Notice -
Proposed Development of 138 Residential Units and a Creche, on lands at Spa
Glen, Mallow, Co. Cork - COMHAIRLE CHONTAE CORCAIGH - CORK COUNTY
COUNCIL

A Chara,

| write, as the appointed agent for local residents of St. Joseph’s Road, Mallow, Co. Cork
and Aldworth Heights, St. Joseph's Road, Mallow, Co. Cork and with this letter, enclose their
comprehensive, detailed and quantitative submission on local residents’ issues and
concerns on the implications of Cork County Council’'s proposed development at Ard an
Ghlean, St. Joseph’s Road, Mallow, Co. Cork, for proper planning and sustainable

— development in their local area.

Local residents strongly feel that the proposed development is premature, and does not take
into account the proposed other additional LRD’s on St. Joseph’s Road and Spa Glen, which
delivers upwards of a further 1200 dwellings in the area. The resulting daily traffic density
increases detailed within this submission will result in traffic jams on St. Joseph’s Road and
Spa Glen not to mind gridlock on the south end of Mallow Town.

Local residents assert that Cork County Council's LRD and indeed all other private
2. developers' current and near future LRDs in their local area should not just be about the
provision of a “roof over a person’s head” — but they should also be about taking on projects

=
_%‘, with amenities and facilities, together with proper, safe and sufficient roads infrastructure that
% can serve new residents and existing communities as well, for walking, cycling and driving.
9
[ \S
T ""% ___ Thus a strategic planning approach should be taken by Cork County Council to progress the
g --"\._:.% development and regeneration of the overall area as detailed in this submission, taking the
% % area as a large-scale, strategic site to increase the supply of housing and associated
O



Mark Patenser. Mol: 097 4424605

kY

services; amemtles etc.,in the general area thus, integrating the current and future LRD’s
and enablmg a cohesive and mtegrated approach to planning and development. Whilst also
taking into account how the integrated plans are designed to fit in with existing development
that already exists around them.

5
,A

Local residents are not objecting to-housing developments, but ask for a balanced strategic

and mtegrated plannlng approach with priority given initially to the building of the Mallow
Relref Road and assomated localiroads infrastructure, together with the provision of local
communlty amenrtles and supports.

Hopefully An Bord Pleanala will Iook at the bigger picture of 1200 houses being built in the
outcome
Mise le Meas

area over the next 5. to 7 years and realise that integration of Cork County Council’s

proposed:LRD with-the adjoining prrvate develqpers LRD’s is the most sensible and practical

Signed:
Tk Ritsion

Mark Patterson, Patterson Design

PAUNN O UWDS
Clorcbiows,
Neweastle West,

CMIy Limeric

heland.
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Local Residents of St. Joseph’s Road and Aldworth Heights
submissions and observations in the proposed development in

relation to:-

The implications of the proposed development for proper planning
and sustainable development in the area concerned...... with regard

to:-
Section 177AE Notice - Proposed Development of 138 Residential
Units and a Creche, on lands at Spa Glen, Mallow, Co. Cork
COMHAIRLE CHONTAE CORCAIGH - CORK COUNTY COUNCIL

NOTICE PURSUANT TO: SECTION 177AE OF THE PLANNING AND
DEVELOPMENT ACT 2000 (AS AMENDED) AND THE
REQUIREMENTS OF THE PLANNING AND DEVELOPMENT
REGULATIONS 2001 (AS AMENDED)

The proposed development consists of the construction of 138
residential units and a creche on a developable area of 3.79ha on a
total site area of 5.26ha on lands at Spa Glen, Mallow, Co. Cork.

Notice of Planning Application to An Bord Pleanala for Approval

Bord Pleanala Case Number JP04.320648

Decision Date - 17/2/2025
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Executive Summary

This submission to An Bord Pleanala is a comprehensive, detailed and quantitative
document on local residents’ issues and concerns on the implications of Cork County
Council’s proposed development at Ard an Ghlean, St. Joseph’s Road, Mallow, Co. Cork,

for proper planning and sustainable development in our local area.

Local residents strongly feel that the proposed development is premature, and does not take
into account the proposed other additional LRD’s on St. Joseph’s Road and Spa Glen, which
delivers upwards of a further 1200 dwellings in the area. The resulting daily traffic density
increases detailed within this submission will result in traffic jams on St. Joseph’s Road and
Spa Glen not to mind gridlock on the south end of Mallow Town.

St. Joseph’s Road currently lacks local community based services, community facilities and
neighbourhood amenities, not.to mind, the current realities of inadequate roads, poor and
unsafe pedestrian footpaths, no cycle paths, and no local public transport in the local St.
Joseph’s Road area. ;

The road is currently a danger to pedestnans and extremely dangerous for the very few
cyclists who brave the road. Very few of the Iocal residents in the area of the proposed
development walk down to .or up from Mallow Town given.the. reahty of the steep hill on St.
Joseph’s Road. As for cycllsts it is a: rare event to see any cychst on the hill, except for
hardened sports cycllsts or the very rare eblke enthusiast. Indeed local residents can state
with conﬂdence that 99% ‘of reSIdents are oyeﬂy car dependent for local commuting and
beyond.- e N

e G T

&

This submission highlights manifl'o&cal issues and concerns and also outlines design
contradictions with regards to:-

Placemaking and Sustainable Communities Model

Placemaking and Placemaking Design Standards

Cork County Council's Development Plan 2022 -2028 with regard to housing
developments

e Martin Hanley & Associates Ltd., reports on Residential Travel Plan, Road Safety
Matters and Traffic and Transport measures

e Design Manual for Quality Housing From Department of Housing, Local Government
and Heritage - Addendum 3

e An Bille um Pleanail agus Forbairt, 2023 - Planning and Development Bill 2023.
SCHEDULE 4 - Section 390:

e Section 28 Guidelines for Planning Authorities - Design Standards for New
Apartments (July 2023) From Department of Housing. Local Government and
Heritage
St. Joseph's Road Concerns
Kanturk Mallow Municipal District LAP 2017 and the Cork County Development

Plan 2022 - North Cork
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Aldworth Heights is a private estate which was never taken in charge by Cork County
Council, in its 24 years of existence, is managed and maintained by estate residents. The
road section of Aldworth Heights from the public road entrance to the boundary of the
proposed Ard an Ghleana LRD is a right of way, owned by a private individual.

Residents of Aldworth Heights have additional particular issues and concerns regarding the
proposed LRD, Ard an Ghieana, which are detailed in this overall submission.

This submission also includes six cases of An Bord Pleanala refusals which local residents
feel are precedents for refusal of Cork County Council’s current design for the proposed
development at Ard an Ghlean, St. Joseph’s Road, Mallow, Co. Cork.

Local residents also include three proposals for an integrated and better balanced
development, taking into perspective the bigger picture of all the LRD’s of upwards of 1200
dwellings on St. Joseph’s Road and Spa Glen over the next three to five years and promote
the safest access/egress option for pedestrians and cyclists which will prevent road traffic
accidents and serious injuries in the short medium and long term Ref: Option B Route:
Martin Harvey and Associates report and recommendationé;*tquor,k County Council, on the
Residential Travel Plan. S

What will also be very apparent: W|th|n thls submlssmn is the realrty that no further LRD’s
should be allowed on St. Joseph's Road or ‘the Spa | Glen area-until the Mallow Relief Road
is prowded to alleviate local traffic in the area and enable Mallow Town to nse agaln

A e

as a vibrant and enterprlsmg town

A trmely and sen3|ble report by Flngal County Councnl consolldates in two paragraphs, local
reS|dents issues and concerns with- regard to-Cork County CounC|I s proposed development
at Ard an Ghlean, St. Josephs Road, ‘Mallow, Co. Cork. Flngal County Council’s pivotal
pollcy on LRD is; hlghhghted in an lnsh -Times article on 31/8/2024 and reads as follows:-
“However, the local authonty salg that in the delivery of its housing plan, it was not
just about the provision of a roof over a person’s head - it was also about “taking on
projects with amenities and facilities that can serve new residents and existing
COmmunities as well.” Matthew McAleese, Fingal’s director of planning and strategic
infrastructure, said: “To address the needs of our growing population, we’re not only
bi’ioritising building new homes — and ensuring there’s space for them — but we’re
looking to get this done with the necessary social infrastructure going in alongside.”

This is equally the pivotal thrust in our overall submission to An Bord Pleanala with regard to
Cork County Council's Section 177AE application to An Bord Pleanala for the proposed
LRD, Ard an Ghleana on St. Joseph’s Road, Mallow, Co. Cork. Local Residents have been
aware of this pending application for many years and have had many communications with
Cork County Council and Local Public Representatives. Local residents submitted a
consultation document to Cork County Council’s relevant departments and local public
representatives in February 2023 and subsequently in the early months of 2024, with no
engagement, consultation or response from the various departments, whilst a small number
of local public representatives had partial engagement with local residents.
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Appendix 1 in this submission includes the consultation document, as circulated over the
past year and nine months to Cork County Council relevant departments and local public
representatives, with no engagement or response from Cork County Council.

This consultation document details issues and concerns, an engineers report as completed
in May 2007, together with copies of communications with local public representatives and
Cork County Council back then. A previous proposal for an LRD on the site circa 2008 was
voted down by Mallow UDC. Appendix 2 - is a montage of photographs of Aldworth Heights
entrance, the private right of way/way leave, St. Joseph’s Road and Spa Glen - town end.

Local residents were led to believe, by some local public representatives, that the Part 8
process would be used by Cork County Council with regard to the application to Bord
Pleanala, only to discover by site notice and public newspaper notice that Cork County
Council are using the Section 177AE process.

Through this submission to An Bord Pleanala, local residents are confident that An Bord
Pleanala will thoroughly review our issues and concerns and issue a decision on the basis of
good and balanced planning principles in the delivery of an integrated housing plan for the
overall St. Joseph’s Road and Spa Glen .areas.

Cork County Councils LRD and |ndeed aII other prrvate developers LRDs in our local area
should not just be about the provision of a' roof over a person 's'head — they should also be
about taking on projects wrth amenities and facilities, togetherwrth proper, safe and sufficient
roads infrastructure that can serve new reS|dents and exrstrng commumtres as well, for
Walklng cyclrng and drrvung Thus a, strateglc planning approach should be taken by Cork
County Council to progress the development and regeneratron of the overall area as detailed
in this submission, takmg the area as a large-scale, strategic, site to increase the supply of
housrng and associated services, amenities etc., in the general area, thus, integrating the
current and future LRD’s ‘and”‘enabling a cohesive and integrated approach to planning and
development. Whilst also taking into account how the integrated plans are designed to fit in
with existing development that already exists around them.

In closing | have to stress that local residents are not objecting to housing developments, but
ask for a balanced strategic and integrated planning approach with priority given initially to
the building of the Mallow Relief Road and associated local roads infrastructure, together
with the provision of local community amenities and supports. Hopefully An Bord Pleanala
will look at the bigger picture of 1200 houses being built in the area over the next 5to 7
years and realise that integration of Cork County Council’s proposed LRD with the adjoining
private developers LRD’s is the most sensible and practical outcome.

Signed:

Dave Lonergan - Chairperson
St. Joseph’s Road and Aldworth Heights Planning Group
10/9/2024
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Introduction

Local Residents of St. Joseph’s Road and Aldworth Heights submissions and
observations in the proposed development in relation to:-

1. The implications of the proposed development for proper planning and

sustainable development in the area concerned...... with regard to:-

Section 177AE Notice - Proposed Development of 138 Res:dentlal Units and a
Creche, on lands at Spa Glen Mallow Co Cork i

COMHAIRLE CHONTAE CORCAIGH CORK COUNTY COUNCIL
NOTICE PURSUANT TO SECTION: 177AE OF THE PLANNING AND
DEVELOPMENTACT 2000 (AS AMENDEP) AND-THE REQUIREMENTS OF THE

PLANNING AND DEVELOPMEN T REGULATIONS 2001 (AS AMENDED)

M, g
I e

Tt g ”vm o

The proposed development cons:sts of the constructlon of 138 residential
units and a creche on a developable area of 3. 79ha on a total site area of
5.26ha on lands at Spa Glen, Mallow, Co. Cork.

Notice of Planning Application to An Bord Pleanala for Approval

Notice is hereby given that Cork County Council intends to seek the approval
of An Bord Pleanala under Section 177AE of the Planning and Development
Act, 2000 (as amended) and the requirements of the Planning and
Development Regulations 2001 (as amended) to undertake the following
development:

Bord Pleanala Case Number JP04.320648
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Schedule

LOCATION NATURE & EXTENT OF DEVELOPMENT

Lands at e 4 four-bed semi-detached houses,
Mallow, Co.
Cork o 14 three—bed seml-detached
houses, e (

° 20 three- bed townhouses
n th,e; ® 36 two-bed townhouses H
townland of:.~« - frme i
-Spa Glen S 7' _® 7'32 two-bed apartments

e ;‘f32 one.-b@q _opan‘ments,
° ~1$42-place creche

e All associated ancillary
development and works including
one vehicular entrance, footpaths,
cycle paths, bike and bin stores,
parking, drainage, landscaping and
amenity areas.
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This submission relates to Cork County Council’s application for approval to
An Bord Pleanala under Section 177AE of the Planning and Development
Act, 2000 (as amended) and the requirements of the Planning and
Development Regulations 2001 (as amended) to undertake the
development as outlined above and | wish to make submissions and
observations in relation to the proposed development.

This submission is on behalf of residents of St. Joseph’s Road and associated
existing housing estates.
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‘Submissions and Observations

Cork County Councﬂ s proposed development of 74 houses and 64 apartments
Ard-an Ghleana St Josephs Rd Mallow will:-

e not prowde high qualrty rﬂe&dentral ‘working and.recreational environments,
supported by a good range of servrces and commumty facrlltles due to the total
lack of Ioca_l.;communrty based servrces community f iti sland neighbourhood

'amemtles n tto. mind,’ madequate roads poor and unsafe pedestnan footpaths,
no cycle paths and no Iocal pubhc transport in the local ‘st Joseph 's;Road area.
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Cork County Councit Develapment Plan 2022 gives guidance on car parking standards for new
developments. Table 12.6 of the Plan sels the car space allocation for varicus types of developmernt
including residential developmants. Table 9.1 balow shows a schedule of car parking spaces as set
out by the Cork County Devetopment Plan. Table 0.1 below shows a schedube of car parking spaces
as sat out by the Developmant Plan.

Total

Uitz

Parking spacey
required

Total Spaces

Per Unit

Lang ke

Category

RESIDENTIAL
Mg 23paces par unit 2 4 138
S Apaiments 335 spaces per unit i35 & &1
Creche 1Ospaces per 33tall G333 w 3
Crgehe 18 spames per 10thildren &1 L 4
Total | pE!

Takle 10.1; Car parking aocation a8 per the Cork Courty Counci Devalopment Plan

o, of Unlis |Parking s tinits Tatul Pasking
= B wlt L3
m 12ra. g »s w
3 bed 2nut lownhouts X Ird. parkng so30e e unit 43
1 ad and tomnhouse 2 1rg. parking 3008 per uhit 7
lbadmidtownhouse 33 |ina pmving spaces pet unt N
TOT6L NUMSER OF PRIVATERARKING SPACES | M T i a2
TOTAL NUMBESEOR VISITON PARIGRG SPACEE - =i b 2 } 5
m:mmmmu per houss i

v APRICLE PARKING SPATES - AFARTRENIS 7 -

Mo ol Units [parking widntts

17 1rg L‘dﬂ'-'\‘ SOHICE§ i LNl

HATAG paelbing spedemy eyt

DF PARICNG SPACLS

FOTAL NUMBER OF CAR PARXING SPACES |EN TIRE SITE] e

ik shall mmgh_r_-y BT of car 91-\!.1: giaces Tor the entire Lt ts 14500, parking speces

NOIE The total numbsr of parking saacss can be reduced by 3803, 11 the 4K 1 bed gails 322 pronedad with Ino. panding wpacet parunis |

Table 10.2: Suggested Car parking sflccation

The above extract from Cork County Council's Transport Plan for the proposed

LRD will generate an additional volume of upwards of 300 vehicles per day,

(including delivery and visiting traffic), accessing/egressing the private estate of

Aldworth Heights and St. Joseph's Road. A further private developer LRD

development of upwards of 450 dwellings in Castle Park, St. Joseph's Road, is

also in the planning application stage with Cork County Council. This will generate

an additional 550 vehicles per day, (including delivery and visiting traffic), on St.
Joseph's Road. Combined increased volumes of traffic on St. Joseph’'s Road will
total an additional 850 vehicles per day. Currently St. Joseph’s Road is in a very

poor condition and doesn’t cater for the existing volume of traffic. St. Joseph’s

Road also lacks safe and adequate pedestrian and cyclist ways, not to mention

having very poor street lighting. The bottom of St. Joseph’s Road realises a
consistent gridlock traffic barrier. See detailed analysis further down on Traffic
statistics in the overall area.

10
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The proposed LRD of 74 houses and 64 apartments is premature given the
following local realities in the local St. Joseph’s Road areas:-

e St. Joseph’s Road areas lack neighbourhood centres and amenities to support
further LRD in the local area.

e St. Joseph’s Road has an immediate need for better roads infrastructure, street
lighting, safe pedestrian walkways, cycle paths, public transport, neighbourhood
centres, quality local services and supports, which are key prerequisites to all
future LRD in the St. Joseph’s Road area.

e There is a crucial and immediate need for new roads to be constructed and
existing roads to be upgraded before the development of additional housing
anywhere on St. Joseph's Road.

e The provision of the Mallow Relief Road and its associated new local road
connectivity -are key essential requirements to support further LRD’s in the local St.
Joseph's Road area. :

e’

e There is a severe lack of general accessrbrlrty and connectlvrty for pedestrians and
cyclists in the St. Joseph's Road area. Infrastructure |mprovements between St.
Joseph's Road reS|dent|aI areas’ and the, town “centre are an essential prerequisite
to any future LRD s anywhere on St Joseph S Road*.{*'f

i

et Local publlc transport servrces are an- rmmedrate requrrement Ease of access to
“'schools and to’ ‘other essentlal services to enhance resrdents quality of living are
non-exrstent and are }cntlcal to any LRD on St Joseph s Road.

P, . o

° Both access/egress roads from all estates ORtd St. Joseph's Road are already at
full capacity at peak hours and adding extra vehicular movements on St. Joseph's
Road, (currently a very busy and heavily- trafficked route, which already serves
high vehicular movement, from Fermoy, Mitchelstown and existing local high .
density housing estates, to and from Mallow Town), will create an unacceptable
road traffic hazard and will significantly compromise public safety and further
reduce the carrying capacity of St. Joseph's Road, which is currently barely able to
cope with localised traffic and lacks safe pedestrian and cycle routes. Indeed, St.
Joseph's Road is currently well below acceptable and safe road specifications and
standards for-existing levels of vehicular traffic, cyclists and pedestrians.

e Existing estates’ access/egress roads/junctions, with St. Joseph’s Road, have very
limited sight distances and pose a constant traffic hazard to traffic in the area.

e The Development as proposed, at Ard an Ghleana, will create a further
unacceptable traffic hazard, in the local St. Joseph's Road area, both at
construction stage, by virtue of a large number of movements of heavy commercial
vehicles delivering construction materials and general construction traffic, and
thereafter by virtue of a high volume of vehicular traffic to and from the completed

11
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development, together with associated light and heavy commercial vehicles
associated with domestic deliveries/collections.

The construction of the development as proposed Ard an Ghleana, will create
noise, dust and vibration nuisance for a considerable period, in a manner
excessively prejudicial to the residential amenity of existing and nearby residences.

The Development, as proposed, Ard an Ghleana, lacks sufficient vehicular parking
for the number of houses and apartments proposed. Cognisance has to be taken
of the likelihood of such houses and apartments, if permitted, coming onto the
private rented market which would result in four or more vehicles per house being
utilised by multiple occupants. There is no capacity for so many extra vehicles and
this would inevitably lead to loss of parking amenity in the proposed estate itself.
Footpaths will become parking spaces thus creating a traffic hazard for
pedestrians. This problem already exists in parts of the existing Castle Park estate

on St. Joseph’s Road.

St. Joseph's Road residents are pleased to see that Cork County Council
recognise the 10 minute town concept. The proposed location of the Ard an
Ghleana, development creates a 35 mrnute town concept, uphill out of the

proposed estate and downhill to the fown centre with' the reverse experience out

of the town centre I N

belng accommodated via‘ addressmg vacancy W|th|n the existing building stock

(including through Living Over the Shop).and via opportunltles within the Existing

‘Bl Up Area of the town

Slmllarlytlrttle gr no progress has been achieved in absorbing existing significant

capacity within the existing building stock and urban fabric of the town to deliver
additional residential uses which can reinforce the delivery of a compact town
centre.

St. Joseph's Road and Aldworth Heights Residents ........

totally lack community based services, community facilities and neighbourhood
amenities, not to mind, inadequate roads, pedestrian and cycle paths, and local
public transport. All these services and amenities do not exist anywhere on St.
Joseph's Road.

........... have serious concerns that the proposed Ard an Ghleana,St. Joseph's
Road, development location will not meet the Place- Making and Sustainable
Communities Model, in key areas including, Well Connected, Well Served, Active,
Inclusive and Safe, and Fair for Everyone.

o _Another point to, note is that Irttle or no. progress has‘been achieved with capacity

strongly feel that residential zones will not function or flourish in locations which

12
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........ are of the opinion that the proposed St. Joseph's Road Development location
will not meet many of the principles of Placemaking in key areas which include,
Character and Identity, Quality of the Public Realm/Open Space, and Ease of
Movement.

.............. .submit that the Ard an Ghleana,St. Joseph's Road, development location
will not meet many Placemaking Design Standards in key areas including Settlement
Pattern, Urban Form, Urban Space and technical Issues.

............. continue to experience a severe lack of recreational facilities, recreational
infrastructure, green infrastructure, neighbourhood amenities and enhanced
connectivity. St. Joseph's Road and Aldworth Heights Residents feel that St.
Joseph's Road is in a very poor condition and lacks the ability to cater for large
volumes of traffic, it also lacks safe and adequate pedestrian and cyclist ways, not to
mind, poor street lighting.

.......... constantly realise the lack of neighbourhood. centres |n the local area and
thus have no real sense of place along with contlnuously experrencmg a severe lack
of local services and communrtles Currently all existing reSIdents suffer from a lack
of neighbourhood centres and rncreasmg housrng stock and populatron in the area is
further compoundlng the lack of facrlltles and servrces 7

‘ PR A

Rl

............. Strongly assert that better roads lnfrastructure street lighting, safe '
pedestrran walkways cycle paths publlc transport ne|ghbourhood centres, quality

e ~local servrces and supports are a prerequisite to’ all future housing development.in

“thearea.. _ ‘;X I

e e

“"!n

......... feel very strongly that all related new roads be constructed and existing roads
be upgraded before the development of addrtronal LRD’s on St. Joseph's Road. The
construction of the Mallow Relief.Road and associated roads infrastructure is a key
cog to support future LRD’s’in the St. Joseph's-Road area.

......... worry about the current/future provision of wastewater, surface water and the
management of water quality in the area given the current location of the proposed
St. Joseph's Road development and indeed, future housing developments in the St.
Joseph's Road area.

....... that the proposed development is contrary to the proper planning and
sustainable development of the area.

The entrance to the proposed Ard an Ghleana development via the private estate of
Aldworth Heights onto St. Joseph's Road is already at full capacity, as it was
designed only to serve traffic generated from the existing 26 houses in Aldworth
Heights. Adding extra vehicular movements at this junction with St. Joseph's Road,
currently a very busy and heavily- trafficked route, which already serves high
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vehicular movement, from Fermoy, Mitchelstown and existing local high density
housing estates, to and from Mallow Town, will create an unacceptable road traffic
hazard and will significantly compromise public safety and reduce the carrying
capacity of St. Joseph's Road, which is currently barely able to cope with localised
traffic and lacks safe pedestrian and cycle routes. Indeed, St. Joseph's Road is
currently well below acceptable and safe road specifications and standards for
existing levels of vehicular traffic, cyclists and pedestrians.

The proposed access road via the private estate of Aldworth Heights is constrained
by established housing left and right of Aldworth Heights entrance, extremely limited
lines of sight when accessing/egressing onto St. Joseph's Road and the narrow width
of St. Joseph’s Road itself, a danger to existing two way traffic on the road Aldworth
Heights drivers. The junction of Aldworth Heights estate’s access road to St.
Joseph’s Road is narrow and has poor sight distances as a result of constraints from
the earlier housing. The absence of a footpath on this side of St. Joseph's road at
the junction further limits sight distances and provides a poor environment for
pedestrians

The existing 6m wide road in AId\Xiorth’Heights provides minimum access to the
estate of 26 houses. It was not designed to act as a distributor. road for any housing
that may be developed on lands adjoining the estate Indeed Aldworth Heights
Residents’ earlier submission to Mallow UDC, in 2007, ctearly stated that, in the
residents opinion, the current road W|dth iS lnadequate for their needs. This situation
is exacerbated when visitors™ to the ‘estate. park on the street and at a pinch point on
“~the-first mternal Junctlon in the estate ‘A-further reallty check is the difficulty for
‘HGV's,. F|re Brlgades and Ambulances -efc. accessmg/egressmg and manoeuvring in
the exnstlng Aldworth Heights estate- !

+
i
vy -

Aldworth Heights Resndents are of the firm opinion that the road within the estate of 26
detached homes is a private road within a cul-de=sac network and that all Aldworth
Heights services are privately maintained services. This road is not suitable either as
an access or distributor road for the lands adjacent to the estate. Indeed current
vehicular access/egress through/to/from the estate is so tight that it is with
continuous difficulty that vehicular traffic can pass each other. This ongoing problem
is even more pronounced with big vehicles deliveries/collections. .

In the north east corner of Aldworth Estate there is a gateway which leads
on to the proposed Ard an Ghleana development (at the turning ‘hammer
head’ on the road). Ostensibly this provides access to those lands. From
Aldworth Heights Residents’ perspective, access rights are for agricultural
use only. The existence of the gate does not in itself confer ubiquitous
access rights to the lands.

Regardless of this the road from the gateway leading onto Aldworth Heights
is at its narrowest at this point where a small kink in the road tightens
crossing distances. In the absence of a median strip between this road and
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the three houses facing it, it is difficult to envisage how an appropriate
distributor road can be constructed at this location that can provide safe
carriageway into the lands of the proposed LRD.

e The Development as proposed will create an unacceptable traffic hazard, by
changing the character of Aldworth Heights, from a cul-de-sac estate to a through
road estate, thus materially interfering with the residential amenity of existing houses.

e The Development as proposed will create a further unacceptable traffic hazard, in
Aldworth Heights, both at construction stage, by virtue of a large number of
movements of heavy commercial vehicles delivering construction materials and
general construction traffic. And thereafter by virtue of a high volume of vehicular
traffic to and from the completed development, together with associated light and
heavy commercial vehicles associated with domestic deliveries/collections.

e The site layout as proposed will lead to loss of pnvacy and residential amenity for the
occupiers and owners of the houses, in Aldworth Herghts Wthh back onto the site,
through overlooking and noise nwsance ' : e

e The proposed development wrll adversely alter the character of Aldworth Heights
which is a mature estate of 25 substantlally ldentlcal detached dormer bungalows
and one detached bungalow. The proposal is-for hlgh densuty of both terraced and.
semi-detached houses together W|th apartments, of dern design and appearance

_=which, if permltted Will lead to an mcongruous comblnatron of architectural styles and
S thus contravene proper plannlng and development *

= e s
i i, P R
ot s

Having carefully revrewed Cork County Council’s Cork County Development Plan 2022
and previous development plans, St. Joseph's Road residents have serious concerns
and issues, with Cork County Council’s proposed development of 74 houses and 64
apartments at the Ard an Ghleana LRD. Such key issues include:-

1. Density in a site location, (devoid of community amenities, neighbourhood centres,
public transport etc.), that links directly on to St. Joseph’s Road, a narrow road
which does'not have the proper infrastructure to support. (e.g. roads, safe
pedestrian routes, cycle lanes, community amenities, neighbourhood centres,
public transport etc.). All these services and amenities, detailed as essential
prerequisites in the Cork County Council Development plan 2022 to 2028, do not
exist anywhere in Castle Park or.the local St. Joseph's Road area.

2. Inline with-2.4.81 as detailed in the Cork County Council Development plan 2022
to 2028, it is absolutely essential that the Mallow Relief Road and all related new
roads be constructed and existing roads be upgraded before the development of
additional LRD anywhere in the local St. Joseph's Road area.

3. Given 2.4.81 as detailed in the Cork County Council Development plan 2022 to

2028, the proposed development would endanger public safety on St. Joseph’s
Road, by reason of traffic hazard, and wouid therefore be contrary to the proper
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planning and sustainable development of the area, due to the current unsafe
standard of St. Joseph's Road together with existing traffic volumes and
congestion, especially at peak times.

Additional St. Joseph’s Road residents’ issues and concerns regarding Cork County
Council’s proposed development of 74 houses and 64 apartments include:

e The proposed LRD development will result in a substandard form of development for
future occupiers in terms of lack of local residential amenities and thus give rise to a
poor standard of development.

e The proposed LRD current development location, despite the land being zoned
residential, would be overly car dependent, as the peripheral location within the outer
area of the town, would leave all residents dependent on cars.

e The proposed LRD development location lacks alternative travel options and,
consequently, would be against national, regional, and local policy on “compact
growth and sustainable mobility”. The proposed development would, therefore, be
contrary to the proper planning agg sg{stain’able development of the-area.

e Local residents have very strong concerns on the current standard of St. Joseph's
Road and its eX|st|ng vehicular trafﬂc density. St Joseph s Road has reached its
peak capaC|ty, partlcularly at peak trafflc times, and |s not suitable for further LRD
and its associated increase in traffic volumes. b

e "This clearly indicates that current traffic-volumes from St. Joseph’s Road estates and”

eXIstmg housung stock on.St. Joseph s Road are above’ capacity for St. Joseph'’s
Road, with'such: capacny bemg at breaking point with the additional vehicular traffic
using the road travelling to and from Fermoy/Mitchelstown and beyond. Commercial
vehicles and private road users are using this local road as a Rat Run on a daily
basis. Such commercial vehicular traffic includes Light Weight/HGV/Articulated traffic.
Further traffic congestion is dominant with funerals to St. Joseph’s Cemetery and
when GAA, Soccer and Rugby matches are played at the three club venues on the
eastern end of St. Joseph’s Road. Indeed transport reports have identified that
St. Joseph’s Road is a constant “rat run” for non local traffic, HGV’s etc.

e The town end of St. Joseph’'s Road runs into a near cul-de-sac of a narrow laneway
road, at Bridewell Lane for all local and non-local traffic on St. Joseph's Road
heading to Bridge Street and beyond. Not to mind St. Joseph’s Road traffic delays at
the Clock House T-Junction for vehicles heading to the town centre, via Muddy Hill
and beyond. Indeed local and non-local traffic volumes from Mallow Road/Spa Glen
into Bridge Street further add to traffic densities in the area. This results in high local
and non-local traffic congestion at peak and off peak times for existing residents of
St. Joseph'’s Road and associated surrounding estates, resulting in gridiock patterns
on a daily basis.
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e Looking at the broader area of St. Joseph’s Road and Spa Glen, current and
proposed housing LRD over the next two to three years, will further and greatly
exacerbate traffic volumes, congestion and gridlock in the area. The key
solution to this reality is the immediate provision of the Mallow Relief Road and
associated local roads upgrading, together with local community amenities
and supports, to enable current and future LRD housing in the area. The table
and maps below support local residents’ concerns.

e Through this submission to An Bord Pleanala, we respectfully invite Bord
Pleanala representatives to visit our area and see for yourself current and
future realities, should LRD’s be approved without proper road infrastructure,
safe and efficient access/egress for local residents - vehicular, cyclist and
pedestrian.

Future Traffic Densities and Gridlock - Increased Traffic Volume
Density Projection

Legend:

SJR - St. Joseph’s Road  SG=SpaGlen HB - HazelBrook LRD
CP - Castle Park LRD CCC - Cork County Council LRD OFD - O’Flynn
Developments LRD- IR I S e SIS - |

e e,
i

i ‘3: o o
Colour Code:. ~Yellow -'St. Joseph’s Road Road ™ - - -

Ty

. A o =5 N S :
O 1 £y b P

Totals

1294

1940

2570

2553

227

2480

Location ‘Density-....| 1.5 Cars. -|.2 Cars per- | Average Delivery Vehicles Direction Flow
P per House . |'House Cars per ™ | Vehicles | per
—asr B House per day Working
(10%) Day
SJR-CCC 134 200 250 220 22 245 SJR
LRD
1500
SJR - OFD 200 300 400 350 35 390 Additional
LRD 2 Vehicles per
Day
SJR-CP LRD | 450 675 900 790 80 870

2480

Note: These figures are additional to existing traffic volumes in the overall areas of
Spa Glen and St. Joseph’s Road. Note - Overall Average cars per house is circa 1.75
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Mallow Communify -
Heationsl SIHOG

e f - = ot . _ R B U L
Upwards of 1350 Houses with upwards of 2480 vehicles, (on top of existing residential
traffic, rat run traffic and delivery traffic), and nowhere to move! Gridlock!

Note - | have not included traffic statistics for the subsequent future development of
LRD in lands to Olivers Cross Junction. (Purple area). This has potential for upwards

of a further 900 dwellings and an addjtionql 1500 vehicles!

Spa Glen

Oliver's Cross

Two Way Direction Flow Map-View 1
Yellow SJR Additional 1600 Vehicles per Day
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# " TwoWay Direction Flow Map - View 2 -
', Yellow SJR Additional 1500 Vehicles

o

it’gg,arth y

? God

Two Way, Direction Flow Map - View 3
Yellow SJR Additional 1500 Vehicles per.Day
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Town End Maps

» Map 1 - 3D Town end of St. Joseph'’s Road/Spa Glen
Yellow.= St. Joseph’s Road traffic flows; local and non-local
Red = Spa Glen trafﬁc flows local and- non -local
Blue = Maln Street trafflc ﬂows Iocal and non-local

e e

Map 2 - 3D Town end of St. Joseph’s Road/Sga Glen
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e The current road layout of St. Joseph’s Road is not to the required road
specifications and dimensions. The road is narrow, winding, with a pedestrian
footpath at one side only for the most part, unsafe for pedestrian use, lacks proper
street lighting, and is not suitable for additional road traffic which would result from
further LRD’s in Castle Park and Ard an Ghleana.

e St. Joseph's Road is in dire and immediate need of reconstruction to meet the
current traffic densities, requires widening/straightening, footpaths and cycle lanes on
either side, thus providing safe access and egress for motorists, cyclists and
pedestrians. The road also requires proper street lighting.

e The Mallow relief road and associated new local road connectivity is an
absolute prerequisite before any further LRD in the local St. Joseph’s Road
areas.

Integrated Approach

Quantum of Development - The Bigger. Eicture

-

The proposed development is premature,: and does not. take |nto account proposed other
short and medium term addltlonal LRD’s;in; the" ‘Spa Glen. and St Joseph s Road areas of
Mallow,.which will realise upwards of a further 1350 dwelhngs |n the area. The resulting
daily 1 trafﬂc densrty mcreases detalled wrthln th|s submission. wrll result in constant traffic
jams in the Spa Glen. and St Joseph s ‘Road areas; not to mention gridlock on the south end
of:Mallow Town. ™ == oo L, i

I g,

Map A - illustrates future LRD’s in Spa Glen and St. Joseph’s Road
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Legend:

Red Boundary - Cork County Council LRD (138 units)

Blue Boundary - O’Flynn Developments Spa Glen 1 Development (180 units)
Yellow Boundary - O’Flynn Developments Spa Glen 2 Development (400 units)
Green Boundary - Private Developer (100 units)

Orange Boundary - Private Developer (900 units)

All of the areas shown are zoned for current and future housing LRD - over the next 5 to 7
years. (2025 to 2032). Note - Castle Park Development of 450 units is not included in the
above map and descriptive.

To achieve a good and balanced planning outcome, all proposed LRD’s should be designed
to integrate for balanced and practical planning and development. One can assume that the
future private developments will include community amenities, shops, creches, etc.

trateaic Plannin

hitps://ida.ie/strateqic-planning rgfers

o

The extract above refers:-

Thus a strategic planning approach shou,IT:ci ;be taken,(bg( Qg')‘?k'Céiﬁnty Council to progress the
development and regeneration of the overall area as getaﬁed in map A above, taking the
area as a large-scale, strategic, site to increase the sub’ply of housing and associated
services, amenities etc., in the general area, thus, integrating the current and future LRD'’s
and enabling a cohesive and integrated approach to4plann~ing$and development. Whilst also
taking into account how the integrated_ plans are de_signed to fit in with existing development
that already exists around them. ) '
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Cork County Council proposed LRD and O’Flynn Developers adjoining proposed LRD

Map B - Folio Details
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Map A

s

Pink-Land Aféf§":{kSite' or«ﬁr,opd?dCork County Council high density housing.

Green Graph Land Area -'Land.owned by O'Flynn Developments and earmarked for
current and future high density housing.

Black Arrow - Cork County Council planned access/egress through Aldworth Heights
private cul-de-sac estate, for construction traffic, and permanently, for all traffic to and from
the completed high density housing.

Red arrows - Cork County Council’s proposed integration roads to accommodate private
developers’ high density housing.

e Cork County Council plans to provide integrating road connections within its
proposed high density social and affordable housing, to accommodate current
and future high density housing developments by O’Flynn Developments, in
their lands adjoining Cork County Council’s site. (See red arrows on Map above).
This will result in a traffic volume of upwards of 550 houses accessing/egressing St.
Joseph’s Road, through the private estate of Aldworth Heights.

e A logical consequence of this should be that the proposed Cork County Council LRD
should be integrated and built at the same time as O’Flynn Developments future
LRD 2 makes access/egress from the Spa Glen a more feasible option, than
through Aldworth Heights. Indeed future occupiers of the Cork County Council
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development will have closer and more immediate access to Mallow Town Centre
and associated amenities, with access/egress from the Spa Glen.

Further background

Folio No. CK121773F - Pink Area on Map Folio No. CK137552F - Green Graph Area on
Map

1. Development at Folio No. CK121773F would be premature ahead of potential future
development at Folio No. CK137552F. The lands at Folio No. CK137552F is in the
ownership of the development company “O’Flynn Construction Co.”who will in the
short and medium future be developing the lands in Folio No. CK137552F with high
density housing. Given the fact that these lands bound the N72 a contingency plan
should be put in effect that links to the land at Folio No. CK121773F and all
infrastructure connections should.be built in order to carry: the traffic of both
developed sites. Cork County Councﬂ s intention to use an already completed
housing development as small as "Aldworth Helghts ”s- a private estate, is
neither pract:cal nor feasible, and would structurally undermine the existing
private entrance road to AIdworth Helghts -not to minc m_creatlng a subsidence threat

;.ito ex1stmg houses W|th|n Aldworth helghts ~The right ¢ of way access, prlvate entrance
: Mmachmery, namely the distortion of road’ surfaces to Iands at Folio No. CK121773F.
As a result there.is. now lncreased ‘ponding outside the residence at No.11 Aldworth
Heights. 4

2. Existing infrastructure in Aldworth Heights is of.insufficient standard. The
existing road surfaces will not be capable of catering for traffic to a high density
development. Nor will the road structurally support the heavy construction machinery
and delivery vehicles required to build the high density development.. When the
estate of Aldworth Heights was built the road network within the estate was built to
cater to the vehicles of 26 detached houses, in total, and the use of the Right of Way
to the land behind was intended for access to agricultural lands. Had the intention
been to access a development of high density housing, Cork County Council would
have made it a condition of the Planning Permission granted that the
infrastructure would have had to be built to a much higher standard. Indeed for
the past 20 years, Aldworth Heights has been a private estate, serviced and
maintained by local residents' financial contributions and continues to be a private
estate. Footpaths and road widths within Aldworth Heights do not meet current
regulations for housing developments. If it is the intention of Cork County Council to
upgrade works to the Aldworth Heights private road network, works will cause
massive upheaval to the existing long term residents of the private estate.
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3. Development of lands in Folio No. CK121773F will cause a drop in air quality in the
immediate area and generate copious amounts of construction dust in the local
neighbourhoods, at the construction stage of the high density
development.Construction machinery and delivery vehicles will also contribute to
high volumes of local pollution and a drop in air quality. A potential of ground
pollution also exists through leaking of diesel storage tanks and oil and diesel
spillage from vehicles. In a currently existing biodiversity area it would be very
upsetting to see this happen. This will cause great upset to families in the private
estate of Aldworth Heights, who wili be in the immediate frontline of all construction
works.

4. There is very.high potential for structural damage to existing houses in
Aldworth Heights. With this’in-mind, some residents are carrying out structural
surveys on their homes to safeguard the structural integrity of their houses.
Subsidence is-a well known problem on St. Josephs Road o the point that some
houses in the local area are unable to avail of house i lnsurance Large excavation
work in the:lands at Folio'No. CK1 37552F provides a real threat of structural damage
to the houses in Aldworth Helghts closest to the future development The constant
flow of HGV and Artic delivery vehlcles coupled with: heavy constructlon machlnery
could also potentially, cause local subsudence and structural damage to exnstmg

H

houses in‘Aldworth Helghts fro

= )

Part'8 Applloatlon? | v»

wa‘

Local Residents of St Joseph s Road and Aldworth Heights had been informed by local
public representatlves that a.Part 8 application process would be applied to the proposed
LRD, Ard an Ghleana. Local Residents have now discovered through the site notice and
newspaper notice that it is a Section 177EA application to An Bord Pleanala.

Having stated that, local residents have now also realised that Cork County Council intend to
apply for a-Part 8, to enable access to the development through the private road, (never
taken in charge by Cork County Council in 22 years), of Aldworth Heights, St. Joseph’s
Road, Mallow, Co. Cork.

Thus the current Section 177AE to An Bord Pleanala is restricted to the confines of the site
boundaries for the LRD proposed development, namely, Ard an Ghleana. Local residents
are of the opinion that this is taking the “cart before the horse.”

Cork County-Council’'s Part 8 Application process should be the first step in the planning
process, followed by their Section 177AE application to Bord Pleanala.

A Part 8 application gives local residents the opportunity to present their viewpoints on how

impractical such an entrance through Aldworth Height’s private road would be, whilst also
promoting alternative proposals for access/egress to the proposed LRD, Ard an Ghleana.
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Proposed Entrance through the privately owned right of way/way
of leave in the private estate, (never taken in charge by Cork
County Council in 22 years), of Aldworth Heights, St. Joseph’s
Road, Mallow, Co. Cork.

| ' Road Safety Matters

Road Safety Audit
Stage 1/2
for
ACCESS TO PRCOPOSED RESIDENTIAL DEVELOPMENT
AT
ARD AN GHLEANNA, MALLOW, Co CORK.

Date: Juty 2024
Reoort praduced for; Martn Hanley Traffic & Transportation

FUTE S P T S e W e
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Extract 1

Hoad Bafaty Matters

BACKGROUND INFORMATION

The report which follows is the Siage 12 Combired Detailed Design Road Safety Audit for the access o a

propused rasidential development site of 138 bousing urits in Mallow, Co Cork, based on the informalion supplied
1o he RSA Teamn as detailed balow. The proposals invoive an extension to an existing access road lo the
Aldwarth housing estate from St Joseph's Road (L1220), and construcion of an infenal road network and
surface car parking to sarve the proposed development, 1o include foctways, road markings, signage and all
assotiated ancillary works. ‘The extent of tw Road Safsty Audit i sonfined to the red line on the preliminary
design ﬂramngs supplied for the sits, and does not inciide the entranca oo St Josephs Road, which will b
upgraded under a granted Pan 8 planning application and wilf be subject o a separate RSA Raport.

R K. LB o o NF s @R d% B

Extract 1 from the RSM report clearly shows that Cork County Council intend to apply for a
Part 8, to enable access to the development through the private road, (never taken in
charge by Cork County Council in 22 years), of Aldworth Heights, St. Joseph’s Road,
Mallow, Co. Cork.

Thus the current Section 177AE to An Bord Pleanala is restncted to.the confines of the site
boundaries for the LRD proposed development namely, Ard an’ Ghleana

}

Local residents are of the opinion that this is taking the “cart before the‘ horse 4

i ; B
P £

Cork County Councrl s Part 8 Application process should be. the frst step in the planmng
process followed by thelr Sectlon 177AE apphcatlon to'Bord: Pleanala

”"—‘m.,, %

s ‘_-..4 nnl /._,» v H

This grves Iocal res:dents the opportumty to present their V|ewp0|nts on how impractical such:
an entrance. through Aldworth Helghts prlvate road would be, whilst also promoting
alternative proposa|s for access/egress to the proposed: LRD, Ard an Ghleana.

This overall submission includes detailed proposals by local residents, for integrated
planning connecting with.the future roads and services of private developers in lands
abutting the Ard an Ghleana site. Indeed local residents are at a loss as to why Cork County
Council do not see the bigger picture of private developers LRDs neighbouring the site for
the proposed Ard an Ghleana LRD.

Indeed Cork County Council’s current 177AE application details proposed road connections
to the private developers future LRD abuting Ard an Ghleana proposed LRD, with all site
services, (sewage, storm water, etc.,), following the steep gradient fall to the Spa Glen road.
No doubt the private developer will avail of these services for connections to its private LRD
in the future.

The current right of way road entrance to Aldworth Height is below specifications and in
breach of DMURS regulations as an entrance to the proposed LRD - Ard an Ghleana. The
current road in the overall Aldworth Heights estate was designed for the cul-de-sac estate of
26 detached dwellings. This has led to constant challenges for HGV, delivery vehicles,
refuse collection vehicles, fire brigade vehicles, etc.
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See map 1 below, of Aldworth Heights Estate and a photo montage of the estate
showing the private road to the estate.

Aldworth Heights is a private estate which was never in charge by Cork County Council, in
its 22 years of existence, is managed and maintained by estate residents. The road section
of Aldworth Heights from the public road entrance to the boundary of the proposed Ard an
Ghleana LRD is a private road.l. Residents of Aldworth Heights have additional particular
issues and concerns regarding the proposed LRD, Ard an Ghleana, which are detailed in
this overall submission.

Local residents of Aldworth Heights and St. Joseph’s Road are opposed to the entrance of
Aldworth Heights being used as a main road access/egress to the proposed Ard an Ghleana
LRD for reasons stated above and for further issues and concerns as stated in this overall
submission.

Please also refer to Addendum 1 - Within the Consultation Document for Engineer’s
Report as submitted to Cork County Council - May 2007 with-regard to the total
unsuitability of Aldworth Heights Estate Entrance Road as a public road for the proposed
LRD. This report also proposed alternatives for LRD main entrance. -

Map 1 - The red arrow in map 1 below shows the access point.
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“'Photo Montage of AI&VJbrth;Héigﬁ‘) hts Entrance
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Cork County Council's Development Plan-2022 to 2028

Having carefully reviewed Cork County Council’s Cork County Development Plan 2022
and previous development plans St. Joseph's Road and Aldworth Heights Residents
have serious concerns and issues, with Cork County Council’s proposed
development of 74 houses and 64 apartments at Ard an Ghleana, on St. Joseph's
Road. Such key issues include:-

1. Density in a site location that does not have the proper infrastructure to support.
(Roads, safe pedestrian routes, cycle lanes, community amenities, neighbourhood
centres, public transport etc.)

2. The proposed.development location is in breach of the 10 minute rule as detailed
in Cork County Council Development plan 2022 to 2028

3. The proposed development location will not meet the Place- Making and
Sustainable Communities Model.

4. The proposed development location will not meet many of the principles of
Placemaking.
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o

The proposed development location will not meet many Placemaking Design
Standards.

6. Site contours and gradients, as detailed in the design drawings are not
conducive to cost effective house construction costs given the estimated additional
minimum cost of 2m euro plus to bring houses to floor level and to install efficient
site services.

7. Site contours and gradients, as detailed in the design drawings, will create a
daily challenge for pedestrian access/egress to essential town services, (schools,
shops, pharmacies, etc), given that it is 35 minutes walk to the town centre,
egressing the estate with 50 to 70 ft of ascent and egressing the town centre, on
the return walk, with another 100ft to 120 ft ascent on St. Joseph's Road.

o

The proposed development will have a negative impact on the wider visual
impact of the area Counteracting Landscape 2.4.43 as detailed in the Cork County
Council Development plan 2022 to 2028

©

The proposed development will not function or flourish: in the proposed location
which totally lacks communlty based serwces community facilities and
nelghbourhood amenities, not to'mind, madequate roads, pedestrian and
cycle paths, and local public transport Al these serwces and amenities,
.. detailed as essential prerequ:sntes in the Cork County Council Development plan

' ~2022 to' 2028 do not exist anywhere on.St. Joseph s Road.
10 In-line. w:th 2.4, .81 as detailed in'the-Cork County CounCII Development plan 2022
to 2028;- itis absolutely essential that all related new roads be constructed and
eX|st|ng roads be upgraded before the development of additional housing on
St. Joseph’ s_Read The relief road is a key cog in this policy wheel and the
alternative location of the St. Joseph's Road development, together with the
Mallow/Fermoy road realignment, as outlined in our consultation document,will be
a very feasible, practical and safe access road from Mallow Town and local
surrounds to connect with the Mallow Relief Road.

11. Given 2.4.81 as detailed in the Cork County Council Development plan 2022 to
2028, the proposed development would endanger public safety by reason of
traffic hazard, and would therefore be contrary to the proper planning and
sustainable development of the area, due to the current unsafe standard of St.
Joseph's Road.

12. The proposed current development location will result in a substandard form of
development for future occupiers in terms of lack of local residential
amenities, would give rise to a poor standard of development, and would
seriously detract from the character and pattern of development in the area.

13. The proposed current development location, despite the land being zoned
residential, would be overly car dependent, as the peripheral location, the lack of
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adequate, safe pedestrian and cycle linkages, and adequate bus connections
within the outer area of the town, would leave all residents dependent on cars.

14. The proposed current development location lacks alternative travel options and,
consequently, would be against national, regional, and local policy on “compact
growth and sustainable mobility”. The proposed development wouid, therefore, be
contrary to the proper planning and sustainable development of the area.”

Design Manual for Quality Housing From Department of Housing,

Local Government and Heritage - Addendum 3

The proposed current-development location for the St. Joseph's Road Development, Ard an
Ghleana, is not in tune with the key areas of the Design Manual for Quality Housing
From Department of Housing.-Local Government and Heritage - Addendum 3 - Design

Manual for Quality Housing From Department of Housing, Local Government and Heritage.
Published on 21 January 2022 and last updated on 21 January,2022.

Extracts have been copied from Addendum 3, (see bold font below), in support of St.
Joseph's Road and Aldworth Heights Residents’ Design Stage Consultation Document
Submission to Cork County Council.

Cork County Council’s proposed Ard an ‘Ghleana development of 74 houses'and 64

apartments contravenes the DeSIgn Manual for Quahty Housmg From Department of
g i j e- Addendum 3in the following areas:-

4;2’ IR A R N ;;ww:;

i, A R T

o A key dlsadvantage of th|s snte from a topographlcal feature, is a slope of
upwards.of. 60 ft from south to North, with a 40ft fall from east to west. This
will result i inat least an additional 8m euro investment in dead work to get
dwellings to a fifiished floor level. There will also be an additional cost of at least
5m euro to install site services.

e In addition to having an appropriate zoning for residential development, the site
should be located close to as wide a range of facilities as possible, with the
general minimum proximity to a school, shop and means of public
transport.*

e Itis normally accepted that a ten-minute walk’s distance, or about one
kilometre,is the standard for what is considered proximate.

e Out-of-sequence development at a remove from the existing town or village built
fabric, so called ‘leapfrogging’, is not consistent with planning policy® and should be
avoided.

e Peripheral locations are not generally supported, as their development is

inconsistent with planning guidance and can place an unreasonable burden on
residents who may not have access to private transport. Consistent with the
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Project Ireland 2040 - National Planning Framework (NPF), town centres,
brownfield sites and other locations with easy access to facilities are

favoured.

e Local authorities should be mindful of the extent to which facilities are available
for tenants who may not have access to private transport.

QHFSC does note that before deciding on the location of social housing, careful
consideration should be given to both the cost and the practicality of
providing sewage and water supply.

The site should preferably be relatively flat or have slopes which will allow
development without the need for extensive earthworks or substantial
retaining walls.

The current proposed location for the St. Joseph's Road Development, Ard an
Ghleana, does not comply with key areas of the Design Manual for Quality
Housing From Department of Housing. Local Government and Heritage , as
detailed above.

e Local residents have very strong concerns on the current standard of St..
Joseph's Road and its eXIstlng vehlcular trafflc densny St. Joseph's Road
has reached its peak capamty and is not smtable for further high density housing
developments and its assocnated increase.in trafflc volumes

‘¢ ~This. clearly indicates that current traffic volumes from these houses is above
" capacity-for St; ‘Joseph’s Road; -and this capacity i is at breaking point with the
additional vehlcular trafﬂc using the road travelling to and from
Fermoy/MltcheIstown and beyond. Such vehicular traffic includes Light
Weight/HGV/Articulated traffic. Further traffic congestion is dominant with funerals
and when GAA, soccer and rugby matches are played at the three club venues on
the eastern end of St. Joseph’s Road. The pending next Castlepark
development, stage of 400 houses will also add further and unmanageable
vehicular capacity to St. Joseph’s Road.

An Bille um Pleanail agus Forbairt, 2023 - Planning and
Development Bill 2023. SCHEDULE 4 - Section 390:

Cork County Council’s proposed development of 74 houses and 64 apartments at Ard
an Ghleana, St. Joseph’s Road, contravenes: An Bille um Pleandil agus Forbairt, 2023
- Planning and Development Bill 2023. SCHEDULE 4 - Section 390:

Relevant extracts supporting this submission/objection include:-

1. Development of the kind proposed on the land would be premature by reference to

any one or combination of the following constraints and the period within which the
constraints involved may reasonably be expected to cease—
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(e) any existing deficiency in the road network serving the area of the proposed
development, including considerations of capacity, width, alignment, or the
surface or structural condition of the pavement, which would render that
network, or any part of it, unsuitable to carry the increased road traffic likely

to result from the development,

(f) any prospective deficiency (including-the considerations specified in
clause (e)) in the road network serving the area of the proposed development
which—

(i) would arise because of the increased road traffic likely to result from
that development and from prospective development as regards which a
grant of permission under Part 4 or Part lil of the Act of 2000, or a
notice under section 13 of the Act of 1990, section 192 of the Act of
2000 or section 393 exists, or

(i) would arise because of the increased road traffic likely to result from
that development and from any other prospectrve development or from

any development objective, as indicated in; the development plan,.

and would render that road network, or any part of it, unsurtable t? carry the
mcreased road trafflc lrkely to result from the proposed development or

“ M..,_,,—;,
L e i <

pppppp

would be requlred to facrlltate the proposed development ) ’ :

. T o

2. Development of the krnd proposed, would be. premature pendrng the determination by the
planning authority or-the road authorlty of any transportatron or road.layout for

the area or any part thereof.

3. Development of-the kind proposed:would be premature by reference to the order of
priority or phasing, if any, for development indicated in the development plan, urban
areaplan, priority area plan or coordinated area plan or pending the adoption of a
development plan, urban area plan, priority area plan or coordinated area plan or any
other plan which has been identified in the development plan, urban area plan, priority
area plan or coordinated area plan.

4. The proposed development would endanger public safety by reason of traffic hazard or
obstruction to road users, including to pedestrians and cyclists.

7. The proposed development, by itself or by the precedent which the grant of
permission for it would set for other relevant development, would result in a traffic
pattern which may adversely affect the use of a national road or other major road.

11. In the case of development including any structure or any addition to or extension of a
structure, the structure, addition or extension would—

35



Bord Pleanala Case reference: JP04.320648

(b) seriously injure the residential amenities of property in the vicinity,
(c) tend to create any serious traffic congestion,.......

21. The development would contravene materially a development objective indicated in the
development plan, including any objective for the carrying out of any specific
project indicated in the development plan.

22. The proposed development would not be consistent with a planning scheme in force in
respect of a strategic development zone (within the meaning of section 507).

23. The proposed development would not be consistent with the transport strategy of the
National Transport Authority.

At this juncture, | wish to also include 6 different cases of refusal by An Bord Pleanala
which individually and collectively highlight refusal grounds of a similar vein to local
St. Joseph’s Road residents’ issues, concerns and objections with regards to Cork
County Council’s proposed development of 74 houses and 64 apartments at Ard an
Ghleana, St. Joseph’s Road, Mallow, Co. Cork.

7

{ 7
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Sustainable LRD in a Country Town- A Reflection

Original draft proposals and desiéﬁg for an LRD by Cork County Council were for housing
only within the site on'St..Joseph’s Road, Mallow;, Co. Cork. This aim was to ensure a
balanced enhancement with the local area which is made up of detached dwellings with the
exception of Castle Park which is currently an LRD of upwards of 600 houses - detached
and semi detached. There are apartments at the town end of St. Joseph’s Road,
incorporating The Gallery Bar and Restaurant, which adhere to the guidelines as shown
below with reference to:-
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An Roinn Tithiochta,

Rialtais Aitivil agus Oidhreachta
Department of Housing,

Local Government and Heritage

Sustainable Urban Housing:
Design Standards for New Apartments

Guidelines for Planning Authorities issued under
Section 28 of the Planning and Development Act,
2000 {as amended)

July 2023

Local residents on St. Joseph’s Road andin Aldworth Heights feel. that the proposed LRD at
Ard an'Ghleana with its mix of 74 houses and'64 - one and two bedroom .apartments does
not reflect a balanced enhancement’ approach to planning the LRD and does not reflect the
local area which is totally comprised of detached dwelllngs with the exceptron of Castle Park
Wthh is currently an LRD of upwards of 600 houses - detached and semi detached:

o g

The proposed LRD at Ard an Ghleana wrth ltS mix of 74 houses and 64 - one and two ;
bedroom apartments does not adhere to many of the gurdehnes as set out below with regard:
to= T, R

The Department of Housmg, Plannlng and Local Government’s Sustainable Urban
Housing: Design Standards for New Apartments Guidelines for Planning Authorities

Section 2.0 Apartments and Statutory Development Plans is shown below.

Please refer to local residents comments as detailed in the table below the extract copy of
Section 2.0
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Apartments and Statutory Development Plans

Location

To meet housing demand in Ireland, it is necessary to significantly increase supply. Thisisa
key pillar of the overarching Housing for All Plan. The National Planning Framework targets
increased housing supply in Ireland’s cities and urban areas in particular. For the reasons
outlined earlier, increased housing supply must include a dramatic increase in the provision
of apartment development.

in general terms, apartrents are most appropriately located within urban areas. As with
housing generally, the scale and extent of apartment development should increase in
relation to proximity to core urban centres and other relevant factors. Existing public
transport nodes or locations where high frequency public transport can be provided, that
are close to locations of employment and a range of urban amenities including
parks/waterfronts, shopping and other services, are also particularly suited to apartments.

City and County Development Plans must appropriately reflect this, in the context of the
need to both sustainably increase housing supply and to ensure that a greater proportion of
housing development takes place within the existing built-up areas of Ireland’s cities and
towns. This means making provision for more residential development to take place on infill
and brownfield sites and as refurbishment of existing buildings, to increase urban residential

densities.

Gt
identification of the types of locatien in cities and towns that may be suitable for apartment
development, will be subject to local determination by the planning authority, having regard
to the following broad description of proximity and accessibility considerations:

1} Central and/for Accessible Urban Locations

Such locations are generally suitable for small- to large-scale (will vary subject to location)
and higher density development {will also vary], that may wholly comprise apartments,
including:

»  Sites within within walking distance {i.e. up to 15 minutes or 1,000-1,500m)], of
principal city centres, or significant employment locations, that may include hospitals
and third-level institutions;

s Sites within reasonable walking distance {i.e. up to 10 minutes or 800-1,000m} to/from
high capacity urban public transport stops {such as DART or Luas); and

» Sites within easy walking distance {i.e. up to 5 minutes or 400-500m) to/from high
frequency (i.e. min 10 minute peak hour frequency) urban bus services.
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The range of Eecat;am outlined above is not Exhaustwe and will require local assessment
that further considers these and other refevant planning factors.

2) mtermedfate Ufhan Locations

Such lncatmns are generaﬁy suitabte for smaller-scale {will vary subject to location), higher
dens:ty developm ent that may wholly compnse apartments, or alternatively, medium-high
densaw res:dentnal development of any scale that includes apartments to some extent (will
also vary, but broad!y >45 dwellings per hectare net), including:

»  Sites within or close to i.e. within reasonable walking distance {i.e. up to 10 minutes or
800-1 Gﬁ&m} af pnncnpal tswn or suburban centres or employment locations, that may
mciude hnsp!tats and third level institutions;

. Sxtes wathm waikmg distance li.e, between 10-15 minutes or 1, {3@0 1,500m) of high
capacaw ufban\ pubhc transport stﬂps {such as DART, commuter rail or Luas} or within
reassnabfe waikmg distance {i.e. betwe»en 5-10minutesoruptol 000m3 of high
ffequenzy {i.e. mm 10 minute peak. hour frequenfy} urban bus services or where such
semces can be prowded

- Sttes wthm easy wa kmg distance {i.e. up to 5 minutes or 400-500m) of reasonably
frequent {mm 15 minute peak hour frequency) urban bus services.

The rangm of ior.a*mns is not exhaustwe and will require ioa:aE assessment that further
cansrders these and other fefevaﬂ‘t planmng factors

SR - » 5 «
e 8 . . % ki ey

3} Penphera! and/or Less Accessible Urban Locations

Such !Qcataons are generaéfy suitable fof limited, very small-scale {will vary subject to
lccatson} hzgher densm; ﬂeve z}pment that may wholly comprise apartments, or residential
develﬂpment of aﬂy scale that will include a minority of apartments at bw‘medium
densatzes’(wsl aisﬂ vary, but broadly <45 dwellings per hectare nei) including:

» XSit,e"s in subuzrban development areas that do not meet proximity or accessibility
criteria; .

‘e Sites in small towns or villages.
®

The range of la;:atlcns outlined above is not exhaustive and will require local assessment
that further mnsrders these and other relevant planning factors.

While the prow sion af apanme nts may not be requfred below the 45 dwellings per hectare
net densnty thresha!d they can allow for greater d:versmf and fiexxb:l ity in a housing scheme,
whilst also i mcreasmg overall densrty Accordmgly, apartrments may be considered as part of
a mix of hﬂusmg types in a given housmg development at any urban location, including
suburbs, towns and villages.
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Local Residents Comments:-

Relevant Extracts from Section 2.0
Apartments and Statutory Development
Plans

Local Residents Comments

2.1 To meet housing demand in Ireland, it is
necessary to significantly increase supply.
This is a key pillar of the overarching
Rebuilding Ireland Housing Action Plan.

Agreed

2.2 In general terms, apartments are most
appropriately located within urban areas. As
with housing generally, the scale and extent
of apartment development should increase
in relation to proximity to core urban centres
and other relevant factors. Existing public
transport nodes or locations where high

that are close to locations of employment
and a range of urban amenities including .
parks/waterfronts, shopping and other . .
services, are also partlcularly swted to !
apartments £

5

‘frequency public transport, does not have

frequency public transport can be provided, -

The site location is not an urban area, not a
core urban area, does not have high

amenities close nearby and is not close to
locations of employment, for pedestrians
and cyclists.

- .

2.3 Clty and County Development Plans
must appropriately reflect this, in the - fre
context of the-need to'both sustalnably
increase housing: supply and-to ensure that
a greater proportion of housmg
development takes place within the _existing
built-up areas of Ireland’s cities and towns.
This means making provision for more
residential development to take place on
infill and brownfield sites and as
refurbishment of existing buildings, to
increase urban residential densities.

' Cork County Councal s Section 177AE LRD
~|.application, Ard an Ghleana, does not

reflect 2.1 above.

Cork County Council has completely failed
in refurbishment of existing buildings in the
Mallow Town Centre.

2.4 Identification of the types of location in
cities and towns that may be suitable for
apartment development, will be subject to
local determination by the planning
authority, having regard to the following
broad description of proximity and
accessibility considerations:

1) Central and/or Accessible Urban
Locations Such locations are generally
suitable for small- to large-scale (will vary
subject to location) and higher density
development (will also vary), that may

The proposed site location is not suitable.

The proposed site location is not central
and/or accessible
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wholly comprise apartments, including:

» Sites within within walking distance (i.e. up
to 15 minutes or 1,000- 1,500m), of
principal city centres, or significant
employment locations, that may include
hospitals and third-level institutions;

« Sites within reasonable walking distance
(i.e. up to 10 minutes or 800- 1,000m)
to/from high capacity urban public transport
stops (such as DART or Luas); and

» Sites within easy walking distance (i.e. up
to 5 minutes or 400-500m) to/ from high
frequency (i.e. min 10 minute peak hour
frequency) urban bus services.

The range of locations outlined above is not
exhaustive and will require local '
assessment that further considers these
and other relevant planning factors.

The proposed site location is a minimum
walking distance of up to 20 minutes plus to
Mallow Town centre, employment locations,
that may include hospitals and third
level/PLC locations.

The proposed site location is a minimum of
35 to 40 mins from Mallow Railway Station.

The proposed site location is a minimum of
20 mins to low frequency country bus

.services.

The above plannlng factors were
overlooked in substance and realities with

&regard to the proposed sxte locatlon

2) Intermediate Urban Locations Such

smaller-scale (will vary subject to Iocatlon)
higher. denSIty development that may whoIIy
comprlse apartments orgalternatlvely
mediums- -high density re3|dent|al ; e
development of any scale that mcludes
apartments to.some extent’ (W|II ‘also’ vary, h
but broadly >45 dwellings per. hectare net)
including:

ﬂ;'&v«

» Sites within or close to i.e. within
reasonable walking distance (i.e. up to 10
‘minutes or 800-1,000m), of principal town
‘Qr suburban centres or employment
locations, .that may include hospitals and
third level institutions;

« Sites within walking distance (i.e.
between 10-15 minutes or 1,000-1,500m) of
high capacity urban public transport stops
(such as DART, commuter rail or Luas) or
within reasonable walking distance (i.e.
between 5-10 minutes or up to 1,000m) of
high frequency (i.e. min 10 minute peak
hour frequency) urban bus services or
where such services can be provided;

« Sites within easy walking distance (i.e. up
to 5 minutes or 400-500m) of reasonably
frequent (min 15 minute peak hour

;| The proposed site location is not suitable.
:locations are generally suitable for i B

The proposed site location is a minimum
walking distance of up to 20 minutes plus to
Mallow Town centre, employment locations,
that may include hospitals and third

‘level/PLC locations.

The proposed site location is a minimum of
35 to 40 mins from Mallow Railway Station.

The proposed site location is a minimum of
20 mins to low frequency country bus
services.
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frequency) urban bus services.

The range of locations is not exhaustive
and will require local assessment that
further considers these and other relevant
planning factors.

The above planning factors were
overlooked in substance and realities with
regard to the proposed site location.

3) Peripheral and/or Less Accessible Urban
Locations Such locations are generally
suitable for limited, very small-scale (will
vary subject to location), higher density
development that may wholly comprise
apartments, or residential development of
any scale that will include a minority of
apartments at low-medium densities (will
also vary, but broadly <45 dwellings per
hectare net), including:

« Sites in suburban development areas'thatt:;;
" | or accessibility criteria.

do not meet proximity or accessibility
criteria;

. Sites in small towns or villages

The: range of locations outllned above |s not~
exhaustive : and will require local . [ S,
assessment that further. conS|ders these -

and-other releva;ntdplannmg factors

‘-"‘ﬂ-

The proposed LRD is not the right fit and all
the planning factors as listed, were
overlooked in substance and realities with
regard to the proposed site location.

The proposed LRD of 138 units has 64
apartments and 74 houses. This contradicts
the planning factor of a minority of
apartments. Apartments make up 46% of
the proposed LRD.

The proposed site does not meet proximity

Tl

The proposed site location is not suitable.

T e

2.5 While the provision of apartments may
not be required below the 45 dwellings per
hectare net density threshold, they can
allow for greater diversity and flexibility in a
housing.scheme, whilst also increasing
overall density. Accordingly, apartments
may be considered as part of a mix of
housing types in a given housing
development at any urban location,
including suburbs, towns and villages

Providing that a site meets proximity or
accessibility criteria.

The site for the proposed LRD does not
meet proximity and accessibility criteria and
the key planning factors in Section 2.0
Apartments and Statutory Development
Plans, have been overlooked by Cork
County Council.

2.13 This means that as well as being an
overriding social issue, urban housing
supply, especially the provision of
apartments in our key cities, is a critical
strategic competitiveness issue that
statutory Development Plans must address.

Mallow Town is a North Cork County Town
and not a City.
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2.15 In accordance with Section 28 of the
Planning and Development Act 2000, as
amended, planning authorities must apply
the standards set out as planning policy
requirements in these guidelines,
notwithstanding the objectives and
requirements of development plans,

local area plans and SDZ planning
schemes. '

The planning factors, as detailed above,
were overlooked in substance and realities
with regard to the proposed site location.

The standards set out as planning policy
requirements in these guidelines,
notwithstanding the objectives and
requirements of development plans,

local area plans and SDZ planning
schemes- were not applied to the proposed
site location.

Housing Mix

2.16 Apartment guidance to date has
enabled statutory development plans to
address different housing needs in different
areas, as reflected in housing strategies,
even within different parts of a large urban
area. This may be applied based on
parameters such as the projected
demand proflle for housing in an area and
the desirability of providing for a range ‘of .
dwelling types/sizes, having regard to.the .

character of an existing mix of dwelllng o

stypes in the area. In practlce this has not
generally been the case. -/ :

the proposed LRD

“|'area-and the deS|rab|I|ty of provrdmg for a

“[rrange. of dwelllng types/sizes, having

: .regard to the character of an existing

- [-mix of dwellmg types in the area, has
:been |gnored by Cork County Council.

"Local resrdents on St. Joseph’s Road and in

Mallow Electoral Area is not a large Urban
Area.

The proposed LRD of 138 units has 64
apartments and 74 houses. This contradicts
the planning factor of a minority of
apartments. Apartments make up 46% of

Consequently, parameters such as the
projected. demand profile for housrng in an

Aldworth Helghts feel that the proposed
LRD at Ard an Ghleana with its mix of 74
houses and 64 - one and two bedroom
apartments does not reflect a balanced
enhancement approach to planning the
LRD and does not reflect the local area
which is totally comprised of detached
dwellings with the exception of Castle Park
which is currently an LRD of upwards of
600 houses - detached and semi detached.

Extract 4.0 Communal Facilities in
Apartments

Local Residents Comment

4.16 Cycling provides a flexible, efficient
and attractive transport option for urban
living and these

guidelines require that this transport mode
is fully integrated into the design and
operation of all new apartment development
schemes. In particular, planning authorities
must ensure that new development
proposals in central urban and public

Please refer to this overall submission
which details local realities of the
topography of St. Joseph’s Road given its
steep ascent to the proposed site location,
which 99% of cyclists find it impossible to
climb.

Very few locals walk St. Joseph's Road
given its steep ascent and danger due to
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transport accessible locations speeding traffic and rat run speeding
and which otherwise feature appropriate non-local traffic.

reductions in car parking provision are at
the same time comprehensively equipped 0.0001 of 1% cycle St. Joseph’s Road and
with high quality cycle parking and storage | these are usually hardened long distance
facilities for residents and visitors. racing cyclist enthusiasts.

There are no cycle lanes anywhere in the
St. Joseph’s Road area and indeed
nowhere in the Mallow Electoral area.

Promoting bicycle spaces for future
residents to use bicycles, (and indeed
EScooters, as proposed in the Residential
Travel Plan, as submitted with the
.application to Bord Pleanala), as a key
mode of transport, is an open invitation for
serious injury and fatalities, in the local
area, in the short, medium and future.

Map shows remoteness reality for p’edwestrians of the site location for the proposed
LRD Ard An Ghleana, St.Joseph’s Road, Mallow, Co. Cork.

-~ »
Ardnagesty 8

-Balyvinter

White - Site Location: Purple - Town Centre: Red - Bus Stop: Light Blue - Railway
Station: Green - Supermarkets: Orange - National Schools: Blue - Secondary Schools

The current proposal to include 64 one and two bedroomed apartment so remote from
Mallow Town Centre, public transport, essential services, such as supermarkets, GP’s,
Dentists, etc., will pay a disservice to residents of the apartments and houses, the majority of
whom may not have a car and will have to face the daily challenge and risk to life and limb
on a steep and dangerous St. Joseph's Road’s or pay for Taxis on a regular basis, thus
eroding their discretionary income base.
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Bord Pleanala Cases - Refusal Reasons Precedents

Case 1

Monkstown Housing Development Refused due to ‘Substandard’ Road Access

An Bord Pleanéla, with both the Board and the Planning Inspector citing poor access
and substandard roads as their primary reasons for refusal.

The Planning Inspector, as part of recommending a decision, took a range of factors
into account when coming to a final conclusion. These included matters on Urban
Design, Visual Impact, Density and Traffic and Transportation, amongst others.

In terms of access and connectivity, it was here that the Inspector found great issue
with the design of the proposal, uItlmately leading to a recommendatlon for refusal. It
was their belief that “the proposed development would not be prowded with an
appropriate means of access and connectlwty A

y.x-.v_»
S

There was uncertainty regardmg the tlmmg and delivery of the Iocal access road,
which is the subject of an objectlve as’ part of the 2017 Local Area Plan. There was no
commitment to the development of such a road and therefore the Board agreed that
the scheme "would endanger publlc safety by reason-of trafflc hazard, and would
therefore be contrary to the proper pIanmng and sustalnable development of the
area” ‘A final. decrs:on to refuse perm:ss:on was thus reached

oot

The current Iocatlon for the proposed St Joseph s Road; Ard an Ghleana LRD falls into a
similar vein to the development in.Case 1. Key similarities include:-

e matters on Urban Design, Visual Impact, Density and Traffic and
Transportation, amongst others.

e access to the site and the lack of road infrastructure in place to cope
with the new demand that would be created.

e ‘“the proposed development would not be provided with an appropriate
means of access and connectivity”

e uncertainty “regarding the timing and delivery of the local access
road”,

e the scheme “would endanger public safety by reason of traffic

hazard, and would therefore be contrary to the proper planning and
sustainable development of the area”
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Case 2

Planning for 38 houses in west Mayo refused on appeal

A PROPOSAL to construct 38 houses at Carrowbaun, Westport, has been rejected by An Bord
Pleanila.

The board's inspector who considered the file recommended that permission be
refused. They found the proposed development would constitute an insufficient level
of density for this outer suburban location and would provide an inadequate variety of
house types and sizes.

The report also found that it would provide a substandard form of development for
future occupiers in terms of residential amenity, would give rise to a poor standard of
development, and would seriously detract from the character and pattern of
development in the area. It would be contrary to the proper planning and sustainable
development of the area.

The current location for the proposed St.. Joseph's Road, Ard an Ghleana LRD falls into a
similar vein to the developmentin Case. 2 :
Key similarities mclude - :

° proposed development would constitute an msufﬂment level of denSIty
for this outer suburban location-and would provide an inadequate
varlety of house types and'sizes. '
w it would prowde a substandard form.of development for future

5 occuplers in terms of residential amenlty, would give rise to a poor
standard.of development and would seriously detract from the
character and pattern of development in the area.

e It would be contrary to the proper planning and sustainable
development of the area.

Case 3

An Bord Pleanila refuses approval of Headford Road social housing

An Bord Pleandla refused planning permission for the development, despite the land
being zoned residential, as it would be overly car dependent. The board said that
“peripheral location, the lack of adequate, safe pedestrian and cycle linkages, and
adequate bus connections within the built up area of the city,” would leave residents
dependent on cars.

The Board also stated that the lack of alternative travel options would be against
national, regional, and local policy on “compact growth and sustainable mobility”.
“The proposed development would, therefore, be contrary to the proper planning and
sustainable development of the area.”
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The current location for the proposed St. Joseph's Road, Ard an Ghleana LRD falls into a
similar vein to the development in Case 3. Key similarities include:-

e despite the land being zoned residential, as it would be overly car
dependent.

o ‘“peripheral location, the lack of adequate, safe pedestrian and cycle
linkages, and adequate bus connections within the built up area of the
city,” would leave residents dependent on cars.

o the lack of alternative travel options would be against national,
regional, and local policy on “compact growth and sustainable
mobility”.

e proposed development would, therefore, be contrary to the proper
planning and sustainable development of the area.”

Further Bord Pleanala Refusal Precedents - Refer to Italic Text w‘hich;details similar
and parallel to St. Joseph's Road and Aldworth Heights Objections

Case A

Planning permission refused for 1,000 homes in noi‘th Dublin

Bord Pleanala ruled development planned for Baldoyle was excessive in scale and bulk

e
S et

AN BORD PLEANALA has refused planmng permlssmn to over: 1 000 homes planned for
Baldoyle in Dublin 13::In a separate reason for, refusal the appeals board pointed out that
the Fingal. County Development Plan requ:res that a minimum 10% of a proposed
development s:te area be des:gned for use as open space ‘As a result, the appeals
board concluded. that t the scheme contravenes the Fingal County Development Plan
concerning the provision of open space to serve new developments.

The appeals board also refused planning permission after concluding that the scheme
would be deficient in terms of architectural design and would constitute an
inappropriate overdevelopment of the site. The board found that the scheme would not
provide an acceptable contribution to place-making and not respond appropriately to
the surrounding environment.

Case B

In a separate planning refusal to an SHD planned for north Dublin, An Bord Pleanala
has refused planning permission to Breffni Asset Holdings Ltd for 173 residential
units for Coolquay Common.

In refusing planning permission, the appeals board had regard to the Rural Settlement
Strategy of the Fingal Development Plan which states that future growth in commuter
villages including Coolquay should be curtailed or safeguarded so that they do not
act as a catalyst to facilitate unsustainable growth patterns.
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CaseC
Galway city mayor criticises An Bord Pleandla housing decisions

Planning body recently overturned permission for 71 homes

An Bord Pleanala refused a number of housing developments in Galway, in recent weeks.
Three developments around Galway were rejected for being too car-dependent.

The reasons given for the refusal in the development at Keeraun was that they considered it
to be piecemeal, with inadequate provision of social and physical infrastructure, and
that such a development would be excessively car-dependent. An Bord Pleanala also
refused the appeal due to the substandard condition of the roads in the area. "In the
Headford Road case, again, the development was considered to be too car-dependent.

Good Planning Principle .

Flngal County Councﬂ s p|votal pollcy oh LRD is hrghllghted in an Irish Times article
on 31/8/2024 and reads as follows T

L.

[ T

“However, the local authority said that in the delivery of its housing plan, it was not just about
the provision of a roof over a person’s head — it was also about “taking on projects with
amenities and facilities that can serve new residents and existing communities as well’.

Matthew McAleese, Fingal’s director of planning and strategic infrastructure, said: “To
address the needs of our growing population, we’re not only prioritising building new homes
— and ensuring there’s space for them — but we're looking to get this done with the
necessary social infrastructure going in alongside.”

This is equally the pivotal thrust in our overall submission to An Bord Pleanala with regard to
Cork County Council's Section 177AE application to An Bord Pleanala for the proposed
LRD, Ard an Ghleana on St. Joseph's Road, Mallow, Co. Cork.
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Martin H"anliey?‘&)\ssociates Ltd., Reports for Cork County Council

Local Residents’ Concerns with regard to key extracts from all reports as prepared by
Martin Hanley & Associates Ltd:, for Cork County Councils Section 177 AE
Appllcatlon to an Bord Pleanala for.a proposed LLRD Ard an Ghleana, on St. Joseph’s
Road, Mallow, Co. Cork

Residential Travel Pian Extracts

E)étract 1, ..

‘Bassline tnps data mdn:ates that & significant magnﬂty of trips (77.47%) criginating in Malow Ele:lural
' Area'of Cork Cm.mly are by prwate ransport and are mainly car-based, Walking accounts fora
. significant’ proportion of jourseys at 9.57 % while cydiing compnsss 0.71% of trips. Approximataly
. O.78% of rips are taken by public ransport. See Table 4.1 below is an extract from Cork Caunty
Countit nglorment Plan 2022-2028 Chaplar 12 Transport and Mommy "The targets for modak share
far 2025\ are also sal ol inthe Davsmprraant t_?ian and are shown in Tabla 4.1 below.

Canmuting (o or v Sin S Trawedryy % Traveling % Traveling %= Traveling
lowarkby 1o wark by 1o w ork by Iy w ol By
private Car  waking cytling pubsic transporl

Taaw 4 1 C.o.m i?cunry Bwe:qmmr Péen HMaiiow exiztng basedine mode share for commuting compared
to targsf mode for mrnmumg .

5 e

5 e

U A B e H
ce B .

Pt

The Mallow Electoral area is prlmarlly flat w1th the: except:on of Kennel Hill, St. Joseph’s
Road and O’ Brlen Street.. V\/ith regard to St Joseph's Road,’ ‘one could assert with
confidence that 0.05% of trlps in.our area are by walking and 0. 001% of trips are by bicycle,
whilst 99.949% of. trlps are by prlvate transport or taxi. The overriding reason for this
statistical reality is that St. Joseph CH Road topography:. and gradient is a challenge for the
average walker.and'an |mpossrb|l|ty for'the average cyclist.,

Map 1 - Benchmark Points - Location and Spot Colours
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Benchmark - Location Bench Rise Gradient from
Colour Point Mark Base
on Map Value
Yellow Start (Bottom) of St. Joseph’s Road 52m
(Base)
Red Castle Grove Entrance 69m 17m (From | Practically
Base) level
throughout
Orange Castle Grove Rear abutting proposed 78m 9m
Ard an Ghleana site.
Light Blue Crest of Hill on St. Joseph’s Road 89m 37m (From | 1:17 or 0.057%
Base)
White Aldworth Heights Entrance 87m 15m (From | 0 or 0%
site rear)
White Aldworth Heights boundary line abutting | 87m 15m (From | O or 0%
proposed Ard an Ghleana site. site rear)
Dark Blue LHS Rear - probosed Ard a?} Ghleana 70m 17m to 1:23.50r
site fl g o Aldworth 0.042%
7 L. Heights
. § A Boundary
Green. . -RHS ReaF - proposed Ard yavp Ghleana=:=|.75m x 12m rise to | 1:29.1 or
‘site L5 P o Aldworth | 0.034%
; Heights
Boundary

S

Table 1 - Corrggpohdiﬁg'Gradignt Data to Benchmark Points

To expect residents in the proposed Ard an Ghleana development to walk or cycle from
home to Mallow Town for shopping, essential services, etc., through Aldworth Heights and
down the steep hill on St. Joseph’s Road, and face the return journey back up the steep hill
on St. Joseph’s Road is a totally unrealistic expectation.

As already stated in our overall submission St. Joseph’s Road, with its existing high volume
of traffic and rat run way, is a very dangerous road for pedestrians and cyclists, with a
gradient that is a big challenge to the average walker and an impossible climb for the

average cyclist.
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Extract 2
2.0 PEDESTRIAN FACILITIES
Pedestrian facilities from the proposed developrmont are avaitable slung St Josaph's Road. A survey
of the gedestrian routes avalable with suggested improvemsnts are shown on drawing 5J-PR-PO1 &
S5J-PR-FR2 in tha appendix of the report.
in general foolpath facibties along St Joseph's Road vary in widih from 1.4m to 3.0m.
An alternative route for pedestrians may also be availabie through the existing Caslie Grove housging
dewelopment. Although a connection Lhis pedestrian route will be subject lo negoliation and planning

appeoval,
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Figure 8.2 Route from pmpﬂseé‘ develbpmen through Casie Grove to Town Cenlre 12mins walking distance.

In the interest of residents, (adults and children), of the proposed Ard an Ghleana
development, Cork County Council’'s second option, (see fig. 8.2 above), for an alternative
‘pedestrian and cyclist route through Castle Grove, which Cork County Council is an option,
(subject to negotiation and planning), is a shorter, safer and near level route to Mallow Town
Centre. Route one could lead to road traffic accidents, for pedestrians and cyclists, in the
short term given the volumes of local traffic and the continuous rat run traffic on St. Joseph’s

Road.
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Map - Showing pedestrian and cyclist route options - as included in Cork County
Council’s Application

Legend:-

Yellow - Option A (St Joseph s Road)
Blue - Optlon B (via Castle Grove)
Orange - Optlon C (Vla Blackwater RlverJWaIkway)

e N ., "1'*-:7_. e
e, * s

T -

Option A - is very dangerous for pedestnans and ‘highly dangerous for cyclists with a steep
ascent from Mallow Town to Ard an Ghleana proposed development location.

Option B - Cork County Council has identified this alternative route in this application which
appears to be a safer route for pedestrians and cyclists bypassing the major steep ascent on
St. Joseph’s Road.

Option C - By far a longer walk and cycle to Mallow town, with again very steep
descents/ascents on two stages of the journey out and back. On a side note the land near
the Blackwater river in option C is actually a flood zone area all along the riverside walkway,
to alleviate flood defences of Mallow Town.
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Extract 3

6.0 EXSITING SERVICES

Tha proposed Davelopment has a number of emstrng sarvices inciuding, Scoil Annghusa Community
Schnol, a Declors Surgery, and local businessas in close proximity to the proposed development.

Sae Fig 6.1 below.

Mallow Town cantre located appeox. Tkm from the propased Development provides a sigrofican?
number of addiional shops businasses, restaurants, and facilities all in close proximity to tha
pmpmd developmant.

Fig 6.1 below shows the main sendces with 15minutes walk of the proposed development site.
The site 18 located within 13mins walk of MaBow Town centre.

Platiow Community Mational Schogl — Bming walk.
The Lauzsls Sungery - Brrnt veatk.

Prormara Lid - Imin walk.

Katiow Rugby Ciub — Smin walk.

BHIOS Prints — Trin walk.

baliow Caslle Playground - 13min watk.

Auroca Stbre — 12min walk.

Duinnas Storas — 17min walk.

LR B U U M G N 3

The above listing of existing services is‘, ,E..O say the least, misleading: i~

E

e

s

e The national school as listed is a multl denomlnatlonal pnmary school currently with

an enrolment number of 210 puplls and is at near or full capacrty, at present Thus
yearly |ntake is conflned to school startlng age Ievels e

“Promara: Ltd is a private busmess in Manne Surveymg How this service will
support re3|dents of, the proposed Ard an Ghleana development is a question for
Cork County Councﬂ s

e BHIOS Prints is a photographrc printing and framing business. How this service will
support residents of the proposed Ard an Ghleana development, is a question for
Cork County Council.

e The walk from the proposed estate to Dunnes Stores will take the average walker 20
to 25 mins down and 35 mins back, given the steep gradient of St. Joseph’s Road, as
stated previously, and indeed O'Brien Street and Muddy Hill are also steep hills,
within the town centre. Walking home with a family shopping load, will probably take
one hour at least, (weather permitting).

Extract 4

7.0 PUBLIC TRANBPORT FACILITIES

Axs part of the preparation of the Travel Plan, an assessment of the exisfing public ransport
infrastructure in: the area was underiaken. A number of bus routes jo bath Cork and Charevidle are
avaitable from Mallow Town Cemre. The following existing bus services are available,

# Bus Exreann Hoate 243, Cork - Mallow - Kanturk - Charaville.
# TFILocal Link Cork Routs 522 Charlaville to Majlow.

» Expressway Timetabis Rogte §1, Galway - Limsrick — Cork sarvice Mallow Town Centre.
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The naarest bus stop is located on Park road which is accassible from the proposed development i
2imms by walking and Smins by bicycle.

Mallow is also served by a Cork # Dublin mairdine train service. Thae station is losated 2.7km from the
proposed daveloprnent. This can be accessed by car in Tmins by oycle in 10min or by walkung irs
A3mins. Fig 7.3 below shows Maltow Tran Stalion conneclivity map highlighting the orward
conrections fo Cork, Limerick, Trales Watarford, and Dublin,

The stated times for walking are questionable and in our estimation should read 30 mins to
the bus stop and 40 mins to the railway station. (Weather permitting). Return journeys will be
25% longer given the steep ascent up St. Joseph’s Road. Walking with young children will
add a further 30% to both out and return walks to the bus stop and railway station.

No doubt the proposed location for Ard an Ghleana LRD will lead to a big outlay on Taxis for
Residents’ families with no cars. Another big financial strain on discretionary income for
families.

Extract 5

- P
8.8 CYCLE FACILITIES

VWhile cycle facilitios are Bmied within Mallow lown cenire there is a netwark of footpaths and cycla
tracks from the spa walk through the Castie Grounds and along the Blackwater River as shown in Fig
9.1 balow. The proposed devetopmant wilf include & 3.0m wids bwo-way cydla lane within lhe
develcprment.
B S L €l i B
Tha shortast rouls for oyclist and pedastians fo the spa walk through the Castle Grounds and alorg
the Blackwaler River is Hrough Kingslort along Riverbank Waik, Thes is approx. 900 away from the
proposed development and would take 2Zmins by bicycle.

There are no cycling facilities in Mallow Town Centre and as stated previously St. Joseph’s
Road is an extremely dangerous road for both cyclists and pedestrians. Providing a 3m wide
cycle way within the estate will not be an incentive to cycle and is isolated at the very bottom
of-the estate and not extended anywhere else in the area. The Blackwater river walk will be
the longest walk to the town centre, approximately 3 km, from the proposed Ard an Ghleana
LRD to Mallow Town Centre, and will not be an incentive for pedestrians or cyclists. There is
also no defined cycle way anywhere along the Blackwater river walk, which is primarily a
pedestrian walk. And again there is a steep hill out of Castle Park, onto St. Joseph'’s Road -
a further disincentive for pedestrians and cyclists.
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Extract 6

0.2 Bicycle Parking

Cork County Council Develapment Plan 2022 gives guidance on cycle parking standards for navw
developmaents. Table 12.8 of the Plan sels the cycle space allocation Tor varicus types of developrnent
inciuding residantial developrmants. Table 10.2 below shows a schedule of required bicycle parking as
st out by this docurnent.

Tedas

Wiuts

Apsrements
A g beﬁtm 4 106 108
v $paaa e 3 uests v Be 3
,w:tm: el ot pekowy B oo 5 paid 28
Crache maﬂ 1spare par S Self Loing By fid 4 Rl 2
Creves 3 L igcr por 1hanitdnen ¢l 93 &2 %
Totad | 132

Tabie 70.2: Bioycle parking raguirermaits

To provide 172 cycle cycle spaces in the proposed Ard an Ghleané LRD is very ambitious

and contradicts the consultant’s report flgure of.0.71 of 1% take up of cyclmg in the electoral

area of Mallow. Note extract:=" -

A
Lé

Baselinn trips dats indicates that p significant mejeeity of trvp,s (77.47%) eriginating in Midlow Elecional
Bran of Cork Counly e by privale ransport and aes muinly car-based, Walking accousts for s
signilizent proporlion of journeye pf .57 % white cyding COMprees D.71% of tnps. Approsimalaly
0.78% of Irips are Laken by public tansport. Sée Table 4.1 below iz an extract from Cork County
Courcll Devolopmont Plan 2022-2028 Chapler 12 Transport snd Mobillly. The $aigais for modal share
for 2028 arp als sel ot in the Development Plan e aré shown in Table 4.1 below.

-

On this basis the take up on the 172 bicyole spaces willbe 1 or 2.

Note previous inputs.throughoqt this submission on lack of local infrastructure, road
gradients, poor footpaths, dangerous roads, etc.
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Extract 7

Cerk County Council Devatopment Plan 2022 gives guidance on car parking standards for naw
deveiopments. Table 12.6 of the Pian sets the car space allocation for various types of devedopmeant
including residantial developments. Table 9.1 below shows a scheduls of car parking spaces as sel
out by tha Cork Gounly Development Plan. Table 10.1 below shows & schedule of car parking spaces
as set out by the Develepmant Plan.

Cork County Council Total Spaces Total Parking spades

Lard U

Development Plan 20222028 - Car Pxking Standacds Per Unit Lmits required

Category

HESIDENTIAL
G 2spmesgarunil z 1 148
& Apatments 1.2 spaces per unit 125 &4 a3
Crache 1.0spaces par 3513l 433 0 3
Criche 1fsprespie [lckldren 8.3 a2 4
Total : 238

Tabde 10.1. Car paring alfocation as per the Cork County Councd Devetopmant Plan

—— ——c = —— -
M. of Linits Farking s Usits Tatal :
= —— & l7ro. parking sases pes unht i
34 (200 purking gbcei per it ' £
20 10l DArkIAY SORSE DB Linit a0
2 1nu. parsing 00 per unit 1
M lieopariingipocesperurit | M

e - ATERICLE PARKING SPACES - AFARTMENRTS - ks T

. o8 Units {pansing » Mnits - Jrotal vandn
32 Diow pasing shices gl unil

[TTCa, i A ——
FOTAL NUBBESt OF PRIVASE RARKING SRACES | 7
TOTAL NURSBER OF VISITOR PARKGNG SPACES

e 07no perkinganices peiuntt

o

i e

Sy

: S
rking sadcet can b reduced by Iag (ftne 4K I bad units are providad @ith lna. pasking spaced oedunit

ROGE The tatal number of |

See our concerns on traffic congestion and associated dangers for pedestrians and

cyclists in the overall submission.

The residents travel plan includes 164 car parking spaces - 112 for the houses and 55 for
the one and two bedroom apartments, whilst also providing 172 bicycle spaces for both

houses and apartments. Given the focus on cycling, albeit at the top of a steep hill outside of

Mallow Town Centre, it seems contradictory to allocate 112 parking spaces for car parking

spaces? Given the reality of the steep hill on St. Joseph’s Road and the consultant’s
confirmation that less than 1% of the Mallow Electoral area actually cycle, 5 cycling spaces
would be a more realistic allocation within the plan.

Residents submissions on impracticalities of cycling and walking are comprehensively

covered in this submission.
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Extract 8

The proposed development is connected to the Town centre by & series of axisting footpath and
pedestrian crossing facilities. The proposed development is localed in Giosa proximily 1o axisting
schools, shoppeng Taciiities and local services all within walking distance.

This statement is a total misnomer and existing local residents can vouch for the fact that the
statement and indeed this overall Residential Travel Plan is light touch on substance, fact
and reality.

Extract 9

11.¢ OBJECTIVES OF THE TRAVEL PLAN
The chjoctives of the Trave! Plan for the proposed development are as follows:

Chiective 1
Ta promels and incraase the use of public ransport, walking and oycling Yor residents, and visitors,
and 1o {acditate trave! by walking, cycling, and Bus.

The encowagement and increased use of other mopdes of transport. which are less darsaging lo the
ervironmant in terms of congestion and amassions, are directly linked to operating a lower-car-use
developimant. Apart feom the environmental benefits, the wise of mare sustainable modes of tansport
provide the foowing benefits 1o the individual:
» Bavings it personal costs. Walking is free, cycling does not incur any fuet costs and buying a
bicyche or using public transporl i cheapar and can banefl frorm Goverament tax incentives.,

»  Haalth berafits. Lavels of filness ard wellbsing increase with the practice of exercise, which

ts dirgctly ralated to walking and cycling. The use of pulbdic transporn aveids the strass of
driving, ralfic cangestion, sesking parking spaces, et

Dhjective 2

To integrata traval plans into the developmaent decisions, policies, and practices and 1o swork closaly
with governing bodiss on mallers of acoass and transport servicas around fhe vieinity of the
develaprmant site.

Travet Pians and susiainabla transport cannot be addressad in isolation, bul as pant of a more general
approach lowards the development of 4 sustainabin organisation whose functions Sefiver sigrficant
benatits 1o the corranundly and the envircnment, togather with economic savings. Begular
commardoation with the Local Authorities on further impeoving facilities in and around the vicinity of
the develcpmant can sstablish good policies and practices when developing decisions, within tha
Travel Plan.

Objective 3
To provide inforration on sustainabla modes of tavel and to have resournces readily availabis 1o
increasa awarsness of thase amongst developiment users.

The Travel Plan has a significant mle to play i the provision of infaemabon and resourcas both to
patpbs within the developrment and 1o the wider community. information should be made readily
available. and the benefits of sustainable travel should be widely promcled throughious the
development when sompleted.

Objective 1 - Unachievable and risk to life and limb given the topographical realities of both
the site location and St. Joseph’s Road & Surrounds.

Objective 2 - The site location and St. Joseph’s Road & Surrounds have no access to public
fransport.

Objective 3 - Sustainable modes of transport are not feasible given the topographical
realities of both the site location and St. Joseph’s Road & Surrounds. Walking and cycling
are not feasible given the steep gradients of local roads and existing poor local roads
infrastructure for all vehicle drivers, cyclists and pedestrians.
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Extract 10

The targats st will raquire angoing work and commitment from the development as a whole, without
which they will not be achieved. It is recognised that some people will be easier to convert lo
altemative modes of transport than othars. There are those who have no cheice bul lo use the car
(sehoot runs prior to work alc.) however the mors that is done lo faciltale the use of altemative
modes, the mora they will be used. As it kas already been noted, a Travet Plan is an ongoing process
and targets that are achieved should be repiaced by further Largets.

The targets are not achievable, short, medium or long term, for all the reasons as given
throughout this report. Indeed the site location and associated surrounding topographical
realities will be a major disincentive for people to avail of the house or apartment. The
proposed development Ard an Ghleana is too remote from essential services and Mallow
Town centre, overtly dangerous for pedestrian and cyclist access/egress to essential
services and Mallow Town Centre.

Extract 11

13.2 Walking & Cyeling

The feasibility of measures that promote cyeing and walking will be influenced by factors such as the
safely and ease of cycling to and from the site. Generally speaking, a distanca ofupto 4 kmis
considered raasonable for walking, and up to 10 km for cycling. These distances are only indicative
but ea6 help b dafine target groups.

All pertinent safe walking and cycling routes should be identified within & radius of al least Skm
around the rasidential devalopmard sile.

Tha haalll benafits of thess activities in particular should be promoled throughout the develapment.
Thea bicycla parking should be secure ard sheltered. Maintaining a toolkit conlaining punclure repair
equipment, purng, elé. for ise in emergancies, should be made available o all bicycls usars.

#14  Dublic Tranennd

As stated previously walking and cycling are not feasible, not safe and a danger to life and
limb to and from the proposed site.
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Extract 12

14.08UMMARY

In conclusion, ihe pmpnéed development is wall focatad in Mallow lor the implemeniation of the
Travel Plan prtamoling a:tlarnatwe mizdes of tranbpoﬂ Thie proposed dsuelcpment has access o bus
routes and s \mthm wazklrag & -:y::lmg dlﬁams of Ma!l@w Town cantra,

Adl suatamame ‘madas rsf transporl should be pmmateﬂ ins the Travel Plan. in paﬂicuia? waikmg .3
tycling should be actively encourzged. This can be achiaved via the circulation of useful infarmaltion
such as roules, exorcite plans elc. Walking & cycling socielies could be formed lo creale a
mmmumty cutiare a*mnd the acuwty Attenbon should aise be drawn lo tha regular bus and rail
routes " A bulletin board tould be placed in the Jobby of apartmeant Blocks ‘or other such communa
argas where m?mmatlor on all aflernative transport modes could be posted.

Tha récommndad maaauras tabs mplamented as part of the Travel Plan are summarisad as
faliewes:

Geonaral

Pu‘! i place & farmai Travel Plan,
Appoint a lrzwee plan manager by Apaﬂmem I'v’lar‘,agemsnx Company.
Create an access maph
Provide a dedicalad on-sile travel mfarméhon r.x)m’
i Provide fravel infasmation te fésnﬁms in the form of a sustainable travel iformation pack.
Honitor the ﬁperahoﬂ of the plan by residents and visiors, through travel surveys.
Favise and updala tha ptan as mqmred

»Waikmg and Cgclmg

= Mamiam amj promota tavilities for walkors and cyclists.

N W ¥

Pubﬁa: ‘i‘ran@on

, mede anformsmn an lecations of stops, routes, tumetamles wslkmgiwa!nng fimes 1o main

oublic k‘ﬂﬂsp&ﬂ fatitities, slos
Cr Pmu.a:ie taiforad aﬁwca 1 rmlb—modat journays o include putohc transmrt

Car Sharing '
i T—"ruwde ‘nforma!mﬂ ag., benefils of car shanng anr'ual wost savings, map of hases in focality,
t"nks i websila sl

Ti‘m mnimmzd ﬂependente an the molor ar is niol susiainable into the fulwe. F’Earzﬁzng s
deveicgmiont of new commercial and residential schemes should go hand in hand with = transporl
shratagy | §|rmhr>g tha dependencs on the pﬂvaﬁe mator ear. The propossd residentiat devetoprmant in

Mailow wisll am !o achtave thesa goals™
A Sila Ptan {2! ihé pmpased éavempmeni can be found in Appsmﬁx A

_The proposed development on St Joseph s Road is not a feaS|bIeﬂ‘ practical or safe location
for the lmplementatlon of the travel plan. Local Residents' alternatlve proposals as detailed
= ’thls submlssmn W|II better compliment the travel plan and enable future residents of Ard
San Ghleana to walk and cycle safely to essentlal services and Mallow.Town Centre.

ndeed future residents of the proposed development will be far closer to Mallow Town and
essential services if Iocal re3|dent’s proposals 2 or 3 are implemented.
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Road Safety Matters

! |Road Safety Matters

tlg l’!’i

Road Safety Audit
Stage 1/2
for
ACCESS TO PROPOSED RESIDENTIAL DEVELOPMENT
AT
ARD AN GHLEANNA, MALLOW, Co CORIK.
w !
Date: July 2024 f;{
Report produced for: hMartine Hanley Traffic & Transportation “JT
Regort produced by: Road Safisty Matters Ltd i
Referance: RSMMOB/1500238ALLOW REAT-2 N !V
el

Regms Safery  tetbars Lod
uringhed R jctesioe
Bitkserwe, ! o8 VN7
SH0IEE 0 BdZh

v soaalelvivters et

Local residents applaud this report with regard to the internal safety management of the
proposed Ard an Ghleana LRD. Attention to detail and regard for motorists, pedestrians,
cyclists, e-scooters and Visually Impaired is highly commendable. However scant research
or survey has been done with regard to the exit from Aldworth Heights onto St. Joseph's
Road and the current poor standards and specifications of St. Joseph’s Road, a dangerous
road for pedestrians and cyclists not to mind the Gridlock, near cul-de-sac at the town end
of St. Joseph’s Road. Local Residents issues and concerns are exhaustively detailed

throughout this submission on these realities.

A further reality has now also dawned on local residents, this report includes
consideration of e-scooters within the estate. A corresponding result of e-scooters
will further endanger local residents and pedestrians on St. Joseph’s Road, (albeit
very few due to the steep gradient of the road).
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Traffic and Transport Assessment

Proposed Housing Development,
Ard an Ghleanna, Mallow, Co Cork,

Traffic & Transport Assessment.

Martin Hanley Congulting Enginesrs Lid,
Traffic & Transportation,
Consuliing Engineers,

61



Bord Pleanala Case reference: JP04.320648

Extract 1

Traffic caunts wars casriad out By Traffinomics Lid on tha 08t of May 2023 for the morning peak hours
of 07:30 - 09.30 and the evening peak hours of 16:30-18:30. Counts were uedartaken at the major
junc’lons accassing the propocad developmaent included the {olfoweng junctions,

Jurchion 1 St Josepl's Road / K72 North

Jurchion Z St Josaph's Road / Aldwarth Heights Housing Davelopment
Junction 3 St Josaph's Road / Kmgsfort

Jurstion 4 St Joseph's Road / Castiepadk

Junction 5 5t Joseph's Road / N72 South

Junstion 6 N72 South { Davis Stresi

Junrction 7 Bridge Street N72 / Bridawell Lane

Junetion 8 Bridge Stroet [ Park Road N72

WOV N WV VY Y

This report takes no cognancy of all the proposed LRD’s in the area, over the next three
years and the associated resulting traffic flows, congestion and gridlock. Local residents
have included traffic statistics in this overall submission, and the relevant table as included is
recopied here:-

Increased Traffic Volume Density Projection
Legend:

SJR - St. Joseph’s Road

SG =SpaGlen

HB - HazelBrook LRD

CP - Castle Park LRD -

ccc- ‘Cork: County Councﬂ LRD/
OFD - o Flynn Developments LRD

Colour Code’:

Yellow - St. Joseph’s Road Road
Red - Spa Glen Road

Location Density 1.5 Cars 2 Cars per Average Delivery Vehicles Direction Flow
per House House Cars per Vehicles per
House per day Working
{10%) Day
SJR-CCCLRD 134 200 250 220 22 245 SJR
SJR-OFDLRD2 | 200 300 400 350 35 390 1500
Additional
Vehicles per Da
SJR-CP LRD 450 675 900 790 80 870 g d

Totals 1294 1940 2570 2553 227 2480 2480
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4

"'t_,)n:

“The current road Iayout of St Joseph s.Road is not to’ the required road
spec:lflcatlons and dlmensmns The-road is narrow, wmdmg, with a pedestrian
footpath at one S|de onIy for. the most part, unsafe for pedestrian use, lacks proper
street lighting, andis not suitable for additional Fad traffic which would result from
further LRD’s in Castle Park and Ard an Ghleana.-

St. Joseph’s Road is in dire and immediate need of reconstruction to meet the
current traffic densities, requires widening/straightening, footpaths and cycle lanes on
either side, thus providing safe access and egress for motorists, cyclists and
pedestrians. The road also requires proper street lighting.

The Mallow relief road and associated new local road connectivity is an

absolute prerequisite before any further LRD in the local St. Joseph’s Road
areas.
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Extract 2

Residential Develcprent 52 Joseph's Raoad, Mabios. Traifis and Transport Azsassmerd Report
Martin Hardiey Consuling Enginesrs Ld

B3 Cenclusions

The following are the main conclusions of the LinSig traffic analysis for the eight rumber junclions
within the study area.
Junction 1 5t Joseph's Road / N72 North

% The maximum degree of saturation of the junctior: in 2023 is 21.4% for the evening pesk hour.
This increasas to 33.6% in the design year 2040. Nig changes ara racommended {o this junction
although this junction will be upgraded as part of the Mallow Northarn Relief Rost Project.

Junction 2 St Joseph's Road / Aldworth Helghts Housing Oavelopment

%  The maximum degres of saturation of the junclion in 2023 is only 3.9% for the moening peak
fiour for traffic exiting the Aldworth Height Housing Estate. This increases t 13.8% saturation
in the dasign year 2040,

» The junction with St Josaph's Road will be upgraded to provida adeguats jurstion sight
distance and improved footpath and padesirian cressing faciities as a part of saparate
parmission granted under a Part 8 application by Cork County Council .

% Junchion sight distance of 48m to the east and west wilt be provided at 2.4m back from the
road atge measured for design speed of S0km/hr in accordancs with DMURS. The junclion
vill Be an urcontroliad STOP junction with appropriata road marking and signage provided.

Junction 3 St Joseph's Road / Kingsfort

# The masimum degree of saluration of the junction in 2023 is 20.8% for the morming peak hour
for Iraffic exiting Kingsfort bousing development. This increases to 35.2% in the desigs year
2040,

» The kerb radi could be reduced and droppad kerbs and taclile paving provided to smprova
padestrian faciity at the junclion.

Junction 4 St Jossph's Road / Castlepark

¥  The maximum degres of saturation of the junclion in 2023 is 25.3% for the roening peak hour
for traffic exiling Castiepark housing developerant. This increases o 41.2% in the dasign year
2040 for the morning peak hour,

# The kerb radii could be providad and dropped kerbs and tactile paving providad to improve
pedestrian faciity at the junction.

Junction & St Jozeph's Road ! N72 South

* The maximum degrea of saturation of the junclion in 2023 is 32.8% for the morning paak hour
for traffic heading rorthbound on the N72. This increasas o 456 % in the design year 2040 for
traffic nn 5t Joseph's Road heading lowards the N72 the ma#ning pezk hour.

» Dropped kerbs and tactile paving could be provided to improve pedestiian facilily at the
function.

Junction § N72 South 7 Main Street

%  The maximurm degresa of saturation of the juncifan in 2023 is 65.1 % for the evening peak hour

for traffic on Main Street at this signalised junction. This incroases to 2.6 % inthe design year

2040 for faffic on Mam Strest for the evening pagk haur.
> Noimprovements to this junction are recomemanded.
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Junction 7 Bridge Straet N72 | Bridewall Lang

b

Ed

The maximurm degrae of saturation of the jurclion in 2023 is 43.5 % for the moarning peak kour
for traffic on Bridewaeh fane at this uncontrofled junction. This increases o 78.7 % in the design
yedr 2040 for tralffic on Main Bireel for the morning peak hour.

The kerb rads could be reduced and deopped kerbs and tachle paving provided o improve
pedestrian facitly at the junclion.

Junction B Bridge Stract { Park Road N72

-

The maximurm degres of saturation of the punction in 2023 is 70.1 % for the morming peak hour
for traffic on N7T2 Bridge Straet heading south at this signalised junction. This increases to
ower 106% saturation by the design year 2040 i changes 1o the traffic signals staging ars ra
undertaken.

The cutrent junchon arrangement shows straight through and right turn traffic from Beidge
Streel travelling south o different sigral phases. Site observation indicates that any HGY
watting to tusn right blocks the siraight throegh tralfic. Also, any sigrificant fght turn traffic
volumes can again block the straighl through traflic as the tght tam lana is too shor at
apprax. 15.0m. A car warting to tum right will alse block & HGV travelling scuth,

The recommended changs 1o the junclion would be to aperate the right bim and straighl
through traffic from Bridge Street on a single iraffic signal phase with both fanes moving
tugether. This will reducs the saturated flow from over 100% 10 84.3% for traffic on Bridge
Stroet heading south in the design year 2040,

This report takes no cognancy of all the proposed LRD s in the area, over the next
three years and the assocuated resultmg traffic flows, congestion and gridiock.

The current road Iayout of St ‘*Joseph s Road.is not to the reqmred road
specifications and dimensions. The road-is narrow, wmdlng with-a’ pedestnan
footpath at one S|de only for the most part‘* unsafe for. pedestnan use, lacks proper-
street lighting, and i IS not suitable. for additional road trafﬁc which would result from
further LRD s |n Castle Park and Ard an Ghleana

i ol

- o ‘4 5 e '“‘»“:
St Joseph S Road isin dlre and |mmed|ate need of reconstruction to meet the
current trafﬁc densmes "requires W|den|ng/stra|ghten|ng, footpaths and cycle lanes on
either S|de thus ‘providing safe access and egress for motorists, cyclists and

pedestrians. The road also requnres proper street lighting. .
The Mallow relief road and associated new local road connectivity is an

absolute prerequisite before any further LRD in the local St. Joseph’s Road
areas.
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St. Joseph's Road Concerns

St. Joseph's Road and Aldworth Heights Residents have very strong concerns regarding the
current standard of St. Joseph's Road and its existing vehicular traffic density.

St. Joseph's Road and Aldworth Heights Residents Residents feel that St. Joseph's Road
has reached its peak capacity and is not suitable for further high density housing
developments and its associated increase in traffic volumes.

On top of that St. Joseph's road is identified as a continuous “rat run” for non-local private
and commercial traffic.

(M31Iow.Rugby,CIubai\: -« AN ! Mallo
‘Sports’

Professional & o TERE ‘
gnified Care) SR e . \JYour,Chimney Sweeg
BN Adan ot l? Mallow SoccerCiun,
Constru <3
\WiScoll losagain

: Resilience /.
holic infant School LS e

St. Josephs Road
ESB sub,station

puL

Exitifrom Aldworth

Malldw.Castle=/

e Google Earth Shot shows aerial view of St. Joseph’s Road and existing volumes of
housing densities which includes Castle Park, Castle Grove, Aldworth Heights,
Castle Heights and road frontage detached dwellings. Blue markers indicate feeder
exits from estates, and the near cul-de-sac end to St. Joseph’s Road, on the town

side.
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Google Earth Shot also has blue marker indicators for the local Cemetery, Rugby,
Soccer and GAA Clubs. Indeed the next stage of development in Castlepark is
planned for the northern section of the land comprising approx. 19.29 hectares
(47.68 acres) is zoned residential. It has potential for residential development and a
continuation of the Castlepark residential scheme subject to planning permission. An
indicative development layout prepared by O’Keeffe O’Connell Architects indicates
potential for upwards of 450 houses to include a mix of 3 bed semi-detached, 4 bed
semi-detached, 4 bed detached and 4 bed town houses. (Source:
https://lisney.com/property/land-at-castlepark-mallow-co-cork/ )

A further proposed LRD of upwards of 400 houses by another developer will connect
with Cork County Council’s proposed LRD Ard an Ghleana, further stifling and
strangling St. Joseph’s Road, leading to absolute gridlock.

This clearly indicates that current traffic volumes are above capacity for St. Joseph's
Road, and this capacity is at breaking point with the additional vehicular traffic using
the road travelllng to and from Fermoy/Mitchelstown and beyond. Such vehicular
traffic includes Light Weight/HGV/Articulated traffic. Further trafﬁc congestion is
dominant with funerals and when GAA, soccer and rugby matches are played at the
three club venues on the eastern end of St. Joseph’s Road Future proposed LRD
developments will also add further and unmanageable vehlcular capacity to St.
Joseph'’s Road: h

M o

e -The town end of St: Joseph s Road runs. lnto a near cuI:de -sac of a narrow laneway
- road for. trafflc headmg to the brldge and.a T-Junctlon for traffic heading to the town

T

'centre This results in hrgh trafﬂc congestlon at peak and off peak times.

e,
g, -
s R ST

The current road IayoUt of St. Joseph'’s Road is not to the required road
specifications and dimensions. The road is narrow, winding, with a pedestrian
footpath at one side only, unsafe for pedestrian use, lacks proper street lighting, and
is not suitable for additional road traffic which would result from further housing
development on the road.

St. Joseph's Road’s steep gradient is a challenge to pedestrians and an impossibility
for cyclists. Indeed very few people walk St. Joseph’s Road and it's an extremely rare
event to see a cyclist on the road, either direction.

St. Joseph’s Road is in dire and immediate need of reconstruction to meet the
current traffic densities, requires widening/straightening; footpaths and cycle lanes
on either side, thus providing safe access and egress for cyclists and pedestrians.
The road also requires proper street lighting.The current road layout of St. Joseph'’s
Road is not to the required road specifications and dimensions. The road is narrow,
winding, with a pedestrian footpath at one side only for the most part, unsafe for
pedestrian use, lacks proper street lighting, and is not suitable for additional road
traffic which would result from further LRD’s in Castle Park and Ard an Ghleana.
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The road is so dangerous that Cork County Council had to put in speed reduction
ramps in the two years to reduce rat run traffic speeds. This has helped, but only
marginally. Should LRD’s be granted permission anywhere on the current St.
Joseph's Road, serious injury and loss of life, pedestrian and cyclist will be the result,
short, medium and long term.

The Mallow relief road and associated new local road connectivity is an
absolute prerequisite before any further LRD in the local St. Joseph’s Road
areas.

Key Extracts of Relevance and Local Residents of St.
Joseph’s Road Comments on the Kanturk Mallow Municipal
District LAP 2017 and the Cork County Development Plan
2022 - North Cork

Cork
County Council

Combhairle Contae Chorcai

Kanturk Mallow
Municipal District
Local Area Plan
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Extract1 .

3.2.8 wlttm Mallow provision has been made for a residential land supply of 339.93 ha, with the
capacltg to pro'wde approximately 6,961 units. 1 & estimated that approximately 600 of these units
t:an be provided on zoned Iands which are located within the former town council boundary and
{uzrentty within the Mal low Town Development Plan 2010. In 3dd|tmn to these greenfield lands it
is emnsageé’ that there iz also scope to provide new housing within the town centre and through
infill [redéevelopment gpmﬂunlﬁes w:thm the existing bullt up area. Such developments are
:mportamt in terms of supportmg the wtality of the town centre area. This Plan makes provision for
the haﬁam:e of the growth to be aoe:&mmodated within the enwirgns of the town. The plan also
ma&es ;mmsnon for a range of houses types it is important new development enhances the overall
enmmnment of the town and Sﬂpports ‘the development of a sustainable community. The strategy
seeks to Ensure that most new housing is provided within a 20 minute walking distance of the town
: :entre ora planned nerghbourhoo(s centre, and close to employment developments to reduce
dependency on private car transgmrt Inthis context de&relepmemt proposals need to be designed
to achieve good connectivity with the rest of the town and existing social and community services.

I:Ooai Residents Response:-

-
j-

° Inflll/redevelopment opportunrtresﬁwrthm the eX|st|ng burlt up area to support the
wtahty of the town centre have not been'done to date by Cork County Council. The
proposed LRD Ard an 'Ghleana on St Joseph's.Road W|II ot enhance the overall
‘development. of the town, nor will |t support the development ofa sustamable 5"
communlty, and |ts Iocatlon |s now wrthm a 20 mrns walk of supermarkets N

Iocatron does notfachleve good conn ct|V|ty with the rest of the town and eX|strng

o

e

) somal and communlty servrces 3 =

. ® Oneand, two bedroom apartments should be built on existing infill/development
\ opportumtles W|th|n the exrstlng built up area to support the, V|taI|ty of the town centre,
and should not be built in peripheral site. locations removed from the town centre.

69



Bord Pleanala Case reference: JP04.320648

Extract 2

Infrastructure

Roads and Public Transport

3.2.46

3.2.47

3.2.48

Strategically, Mallow is well positioned on the N20 approximately 30km north of Cork City and
60km south of Limerick City. It is also located on the N72 which connects to Killarney and Fermoy,
and onwards to the M8 serving Dublin. Mallow is also served by the Cork-Dublin intercity train
sarvice and also has services to Tralee / Killarney. Public bus services provided by Bus Eireann serve
Mallow whilst there is ng internal bus service within the town itself.

The Mallow Traffic and Transportation Study prepared for the town in 2011 recommended the
construction of several new roads to the north, east and west of the town, and new river crossings
to the east and west, to connect new development areas to the N20, N72 and proposed M20 and
to enhance accessibility within the town itself, as well as upgrading existing roads and junctions.
The recommendations also assumed the delivery of the M20 which is presently suspended. The
study would need to be updated to take account of the requirements of Eavironmental, Flood Risk
and Habitats Directive Assessment.

The N20 znd the N72 national routes traverse and bisect the town causing congestion which
adversely impacts on the amenity of the town, the capacity of the local ‘internal’ road network and
the convenience and accessibility of local trips within the town to access shops and services.
Although presently on hold, the route corridor for the M20 continues to be protected to the east of
the town in the County Development Plan. in the short-term the provision of & Northern Refief
Road is critical to take N72 traffic away from the centre of Mallow and has been acknowledged in
the Government's Infrastructure and Capital Investment Plan 2016-2021 as due to commence
subject to planning.

3.2.45
e,

o

A

3.2.50

anturk Mallow Municipal District Local Area Plan

:‘7
In terms of the wider built up area, general accessibility and connectivity for pedestrians and
cyclists needs to be improved between residential areas and the town centre, transport services,

employment areas, schools and other services to enhance opportunities, and provide convenient
routes for walking and cycling on local journeys. Access from the town centre to lands south of the
River is limited to the Bridge at Bridge Street. Further pedestrian bridging points across the River
nead 1o be delivered ta provide more diract links to the centre within a more stiractive walking and
cycling envircnment.

As the town continues to develop and grow in line with population targets, there will be a need for
the upgrading/provision of new road and transport infrastructure to serve both new and existing
areas of the town. Any revised traffic and transportation plan must give detalled consideration to
such infrastructural needs particular 1o the north gast and north wast of the town. Asthe
populztion grows consideration should also be given to the provision of a public bus service within
the town and the design and layout of new development should consider the requirernents of such
3 service.
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3.2.51 Insummary, some of the key issues for Mallow in terms of traffic and transportation which need to
be addressed include:

* Delivery of Mallow Northern Relief Road and the M20 to relieve the town of through traffic, and
free up capacity in the existing road network.

* Tackling severance and enhancing overall connectivity within the town particularly north—south
across the River Blackwater and east-west across the N20. {Improving north/south connectivity
would require additional pedestrian f vehicular bridging points over the Blackwater. East -West
connectivity could be enhanced through improvements to the Annabella Junction, improvements
to the crossing of the Cork-Dublin rail line and delivery of the M20.}

* Need for new road infrastructure and upgrading of existing infrastructure to serve existing and
new residential areas {particularly to the north east and north west of the town).

* Retrofitting pedestrian and cycle facilities to enhance accessibility between the different parts of
the town.

* Making pravision for the longer term transport needs of the town including a town bus service.

Local Residents Comments:-

e 3.248,3. .2.49, 3.2. 50 and 3.2. 52 clearly concurs with Iocal resxdents .of St. Joseph’s
issues, concerns observations and proposals as mcluded throughout this submission
to An Bord Pleanala. ¢ - —_—

B NN

Roads Infrastructure

3.2.84 The key route connecting these lands to Mallow Town Centre is St. Joseph's Road {L1220). The N72
{Mallow ~ Fermoy Road} also borders the site and can be accessed from St Joseph’s road at Oliver’s
Cross. From the N72 access to ofher parts of fown: s available via the Spa Springs Road {L1246-0).

3.2.85 The Mallow Traffic and Transportation Study, prepared for the town in 2011, assumead the delivery
of the M20 but this is presently suspended. In addition to the W20, the study suggested the

consiruction of a number of new roads were needed to serve the future development of this
expansion area including 2 Carrigoon Beg distributor road connecting the N72 southwards crossing
5t joseph’s Road and the Blackwater o the Ballymagogley / Killavullen Road. An eastern
distributor road was then proposed running south from the Ballymagooley Road, to join the N20 at
a new junction at Quartertown Lower. These suggestions need further consideration and
assessment in the context of Environmental, Flood Risk and Habitats Directive Assessment, the
current status of the M20 and renewed proposals in relation to the provision of a Northern Relief
Road. The Council will explore ysing the Mational Transport Authority's multi-modal South West
Regional Model (SWRM) to further inform the development of the transportation strategy for the
Mallow Urban Expansion Areas over the lifetime of the Local Area Plan.

3.2.86 Itis not feasible for the volume of traffic associated with the development of this area to be routed
down 5t Joseph’s Road and through the town centre. Delivery of a Mallow Northern Relief Road,
along the line of the former Mallow-Fermoy rail line, or some other route, is essential to divert the
N72 route away from the town centre and free up road capacity to cater for the development of
this expansion area. Provision of a Northern Relief Road will provide alternative access to the N20
around the northern edge of the town and allow the current N72 to be re-classified as a non
national road, thus allowing for access to the lands from the current N72 road.
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3.2.87 Significant development of these lands is premature pending the development of a Northern Relief
Road. Delivery of this route is a matter for Transport Infrastructure ireland and is beyond the
control of the Council.

3.2.88 St Joseph's Road is a key central road within the site. Significant upgrading wiil be required to this
piece of roads infrastructure particularly as much of the key community services and attractions are
fikely to be concentrated in this central area. Additional upgrading of the pedestrian and cycle
facilities on both this road and the N72 route will also be needed once the N72 is diverted and the
read is reclassified.

3.2.89 Delivery of the M20 is important to the overall development of Mallow. Delivery of the M20 would
also allow the current N20 route to be reclassified and would free up additional road capacity

o within the town which would then be able to cater for new development.

Local Residents’ Response:-

e 3.2.84 through to 3.2.89 clearly state in.detail what local residents see as current,
critical realities regarding St. Joseph’s Road and surrounds. 3.2.84 through to 3.2.89
conclude what local residents have included in this overall submission to An. Bord
Pleanala. Current roads’ poor infrastructure needs to be totally upgraded and the
Mallow Relief Road needs to be built, before any further LRD’s on.St. Joseph’s Road.

VOLUME THREE

NORTH CORK

CORK COUNTY
DEVELOPMENT
PLAN 2022

Key Extracts for the Cork County Development Plan 2022 - North Cork
complimenting the Kanturk - Mallow Municipal Area LAP 2017:-
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Extract 1

Regeneration Areas

2.4.20 Mallow’s identificstion as 2 Key Town in the Regional Spatial and Economic Strategy for the Southern Region advocates
for town cenive-led regeneration. This plan identifies areas which are either zoned as town centre or are within the built
up area of the town but nesd to be highlightad in the event that the opportunity to redevelop them emerges during the
fifetime of the plan.

Local Residents Comments:-

e Little or no progress has been achieved with regeneration sites within Mallow Town
Centre. One and two bedroom apartments should be built on existing
infill/development opportunities within the existing built up area to support the vitality
of the town centre, and should not be built in penpheral site Iocatlons removed from
the town centre.

e Please refer to the list as detalled on Table 3:25 regeneratlon s;tes |n Mallow - Cork
County Development Plan 2022 -

Extract 2

Movement

2.4.80

2.4.81

Strategically, Mallow is well positioned on the N20 {Atlantic Economic Corridor} approximately 30km north of Cork City
and €0km sguth of Limerick City. It is also located on the N72 which connects to Kilarney and Fermaoy, and orwards
to tha M3 serving Dubfin. Mallow is served by the Cork-Dublin interdity frain service and also has services to Tralee /
Killarney: The R5ES recognises Mallow’s strategic location and accessibility on inter-regional ¢ail networks. It seeks to
strengthen investment ininfrastructure and services betwaen Maliow and other locations to help support modal shift in
Morth Cork. This aimis also supportedin this plan. Public bes services provided by Bus Eireann serve Maliow whilst thers
is no internal bus servics within the town itself,

The Mallow Traffic and Transportation Study prepared for the town in 2011 recommended the construction of several
new roads to the north, east and west of the town, and new river crossings to the sast and west, to connect new
developrrent areas to the N20, M72 and proposed N/M20 and to enhance accessibility within the town Eself, as well as
upgradingexisting roads and junctions. ltsrecommendations also assumed the delivery of the N/M20 to the east of the
town. The study needs to be updated and revised to take account of tha requirements of Environmental, Flood Risk and

73



2.4.82

2.4.83

2.4.84

2.485

2.4.88

Local Residents QOmmentg:; ;

24:80.through to’

Bord Pleanala Case reference: JP04.320648

Habitats Directive Assessment a5 well as the current context for Mallow set within the National Planning Framework and
RSES. it is a reguirsment of the RSES that based on its designation as & Kay Town a Local Transport Plan is prepared and
this should be pricritised over the lifetime of the plan.

The N20 and the N72 national routes traverse and bisect the town causing congestion which adversely impacts on the
amenity of the town, the capacity of the lozal ‘internal’ road network and the convenience and accessibility of local trips
within the town to access shops and services. In the short-term the provision of 2 Relief Road is critical to take N72 traffic
away from tha centre of Maliow and continues to be apriority inthe Government's infrastructure and Capital investment
Pian 2016-2021 (due to commence subject 1o planning). Acorridor for the planned M7 2/N73 Mallow Relief Road hasbeen
selacted to the north of the town and Is Indluded as abjective MW-U-01 while an Aztive Travel Corridor isalscincludag as
chjective MW-U-04, An option selaction exarcise for the N/M20 matorway 15 also continuing in paraliel.

0

In tarms of the wider built up area, genaral accassibiity and connect for pedastrians and ¢yclists needs to be
improved petween residential areas and the town centre, ranspoit 5 25, employmeant areas, schools and o
sarvices to enhance opporiunities, and provide convenient routas foy walking and Cycing on local journeys. Ongoing
anhancament of the town centre 1o make it more people focused and permeable Is neaded. The previous Traffic and
Transportation Study proposed a Cycle Friendiy Zone in the town centre while the potential for new pedastrian amenity
routes along the banks of the river Blackwater snould also continue to De explorec

s cantre to lands south of thi River is limited to the Bridge at Brig
her pedestrian bridging points ac

As the town continugs to develop and grow in line with population targets, there will bs 2 nead for the upgrading/
provision of new road and transport infrastructure to serve both new and existing areas of the town. Any ravised traffic
and transportation plan must give detailed consideration to such infrastructural needs. As the population grows,
consideration should also be given to the provision of 3 public bus service within the town and the design and layout of
new development should consider the requirements of such a service.

‘The National Transport Authority has racently approved funding for a range of projects through Project iraland 2040
within the town. This includas interventions to enhance the Active Travel Network and the overall pedastrian and user
sxperiance by improving accassibility to kay lozations within the town such 2s the train station, the bus stop {public
transport hub}, the town centre/park as well as within and between local communities.

1

i P,

Lok X

2.4.86 of the “C;)p{rk' County. Dﬂevglgdﬁr'r)gnt Plan 2022 - North Cork

compliments the Kanturk - Mallow Municipal Area LAP 2017 which clearly concurs
with local residents of St. Joseph’s issues,,qongefﬁs, observations and proposals as
included throughout this submission to An Bord Pleanala and clearly state in detail
what local residents see as current, critical realities regarding St. Joseph’s Road and
surrounds and what local residents have included in this overall submission to An.
Bord Pleanala. Current roads' poor infrastructure needs to be totally upgraded and
the Mallow Relief Road needs to be built, before any further LRD’s on St. Joseph'’s
Road.

St. Joseph’s Road and all surrounding estates and frontage housing are

exactly the same as what they were in 2017 when the Kanturk Mallow Municipal
District LAP 2017 was published.
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Local resident’s proposals for balanced, integrated and effective
planning

Overview

Integrated Planning and Joined up Thinking

—

Red Boundary M_Cork County Councnl LRD (138 unlts)

Blue Boundary - -0’ Flynn Developments Spa Glen 1‘Development (180 units)
Yellow Boundary - O’ FIynn Developments Spa Glen 2 Development (400 units)
Green Boundary - Private Developer (100 units)

Orange Boundary - Private Developer (900 units)

All of the areas shown are zoned for current and future housing LRD - over the next 5 to 7
years. (2025 to 2032).

Local residents on.St. Joseph’s Road feel very strongly that to achieve a good and balanced
planning outcome, Cork County Council's proposed LRD at Ard an Ghleana, St. Joseph's
Road, should be designed to integrate with O'Flynn Developments Spa Glen 2 development
and, in turn the orange boundary development can subsequently link with O’Flynn
Developments.

Local residents assume that the future private developments will include community
amenities, shops, creches, etc.

Note - Castle Park Development of 450 units is not included in the above map and
descriptive.
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Cork County Council's proposed development of 74 houses and 64 apartments at
Ard an Ghleana, on St. Joseph’s Road, Mallow Co. Cork is on a site at the rear of
the private cul-de-sac estate of Aldworth Heights and also borders Castle Grove
estate, Castle Heights estate and development land owned by O'Flynn
Developments, which runs down to the Mallow/Fermoy road.

Upwards of 140 houses and apartments will be built by Cork County Council
on lands at the rear of Aldworth Heights. This proposed development will also
link roads infrastructure to another adjoining development of upwards of 400
houses by O'Flynn Developments. Both developments may accommodate
upwards of 900 car parking spaces, but in reality the residential car volume
will be closer to 1400.

Assuming half of O’Flynn Developments Houses will use Aldworth Heights access/egress for
residents vehicular travel. This will result in a daily traffic volume of 630 vehicles,
accessing/egressing St. Joseph’s Road, through the private cul-de-sac estate of Aldworth
Heights, (26 Houses), This will not be accepted by local residents and, no doubt, should be a
key caveat for Bord Pleanala refusal of Cork County Council’s Section 177EA planning
application, as submitted.

Some of the consequential results for the private cul-de-sac estate of Aldworth
Heights, surrounding estates: and local St Joseph s Road ReSIdents wﬂl include:-

e Traffic Volume increase of 630 reS|dent|aI vehicles and CIrca 90 non-
residential vehicles, : accessmg/egressmg “the private. cul ‘de-sac estate of
Adworth Heights to and from:St. Joseph’s Road, on.a daﬂy basis.

e - Heavy Constructlon traffic accessmg/egressmg the prlvate cul-de-sac

" ’estate’of Aldworth He|ghts and St Joseph s Road, on a dally basis, for at

- least 3.years. Tt B
e Construction dust; noise and pollutlon for at least two years.

e 600 houses. and apartments wnth no local amenities to support and
madequate roads infrastructure links.

Cork County Council's current plan for road access at construction stage and
residents permanent road access/egress, when estate is completed and occupied,
is through the private cul-de-sac estate of Aldworth Heights, St. Joseph’s Road,
Mallow County Cork.
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Neither the private cul-de-sac estate of Aldworth Heights nor any other small estate
on St. Joseph’s Road is feasible or practical for access/egress to a high density
housing development. Indeed nowhere in St. Joseph’s Road is feasible or practical
to service high density housing with access/egress, as St. Joseph's road is of poor
standard, lacks safe pedestrian/cycling ways, has reached traffic congestion levels
at peak times, is narrow and has very poor street lighting. The most suitable

ion fr ncil and priv

developer’s high density developments is on the N72 Mallow/Fermoy Road.

Map 2, below is a copy of the land registry map:-

B T R

bt

Legend - Map 2

Pink Land Area - Site for proposed Cork County Council high density housing.

Green Graph Land Area - Land owned by O'Flynn Developments and earmarked for
current and future high density housing.

Black Arrow - Cork County Council planned access/egress through Aldworth Heights
private cul-de-sac estate, for construction traffic, and permanently, for all traffic to and from
the completed high density housing.

Red arrows - Cork County Council's proposed integration roads to accommodate private
developers’ high density housing.

Local residents are very aware of the realities, impacts and effects, resulting from the
proposed development and to keep them abreast of all matters, as they progress. Local
resident representatives are alarmed and seriously concerned with regard to the proposed
LRD and drafted a consultation document in February 2023 which was emailed to all
relevant Cork County Council departments, housing, planning policy and planning, together
with all relevant local public representatives, County Mayor and Deputy Mayor.
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This document includes three alternate proposals by local residents to resolve the
bulk of residents’ issues, concerns and objections.

Local residents have a wide range of issues, concerns and objections which
were listed in the consultation document as emailed to relevant Cork County
Council Departments and to public representatives in February 2023.

See Appendix 1 for a copy of the February 2023 consultation document as
submitted to Cork County Council.

Local Residents’ proposals for balanced, integrated and effective
planning between Spa Glen and St. Joseph’s Road

Proposal 1

Neither the private cul-de-sac estate of Aldworth Heights nor any other small estate on St.
Joseph’s Road is feasible or practical for access/egress toa hlgh denSlty housing
development.

Indeed, from a local resident’s perspectlve nowhere in St. Joseph s Road is feasnb!e or
practical to service high densﬁy housing with access/egress as the road is of poor andard

TR PO %

lacks safe pedestrian/cycling ways, has reached trafflc congestlon levels at peak times, is
narrow and has very poor street Ilghtlng T

bt H n,é. e Ty

o, ; S e,

Local Re5|dents feel strongly that the most suutable Iocatlon for access/egress from
both the Cork County Councn and O' Flynn Developments proposed high density
developments is on the N72 Mallow/Fermoy Road. In fact, access/egress from the N72
was Cork County Council’s option back in circa 2005, for the now proposed Ard an
Ghleana development.

However, if An Bord Pleanala recommends access/egress to Ard An Ghleana, on St.
Joseph’s Road, ( an option which local residents feel not suitable, for all the reasons as
detailed throughout this submission), then that option for both road access at construction
stage and access/egress for residents in the estate when completed, is the blue arrow
location as shown in Map 3 below.
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St dMary’s Catholic
Secandary School .

Mallow Community
Natonal School

Map3
Map 3 - (Blue Arrow - Local reS|dents feel.that this is the best location for the entrance to
. the proposed Cork County Council high. denS|ty development for both construction traffic and
completed estate road access/egress to/from St Joseph s;Road.“The road construction can
also provide a grld network of roads and:: servrces to meetthe needs fggall short, medium and
future housing deve'l o ents within th|s rea) Th|s proposal will: negate the need for Cork
County Council planned\' access/egress through the pnvate cul-de- -sac estate of Aldworth
Herghts for both site’ construction traffic, and permanently, for all ‘traffic to and from;the
completed hrgh denS|ty social and affordable housmg (see black arrow on mapsx ]
and thus: av0|ds local reS|dent’s |ssues concerns and objectlons

"a.g

St dMary’s Cathaolic
Secondary School.

BANTEER

Mallow Community -
MNatnonal Schoaol o

Map 4
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Map 5
Legend - Maps 4 and 5: Red arrows indicate the location of Cork County Council proposed
road connections to current and future, housmg bemg built by O'Flynn Developments, from
Cork County Council's LRD. Pink Area indicates Cork County Council's proposed LRD
Green Graph Area indicates O'Flynn Developments current and future high density housing
development which will have access/egress to the. Mallow/Fermoy Road.

A current sectlon 177AE by Cork County Councﬂ to An Bord Pleanala for an LRD,
(ABP - 320648), proposes to provide: mtegratmg road connect|ons within its proposed LRD,
with O’ Flynn Developments future LRD 2 -(as shown by the red arrows in the pink area
in the above map 5): -

oty

As Cork County Council proposes to provide integrating road connections within its
proposed high density housmg development, (as shown by the red arrows in the pink
area in the above map 5), a logical consequence of this should be that the proposed Cork
County Council LRD should be integrated and built at the same time as O’Flynn
Developments future LRD 2.

Thus access/egress to the overall integrated development of both Cork County Council and
the private developer’s housing developments, for both construction and completed
schemes could be through the local residents’ proposal 1, as detailed previously, combined
with additional access/egress locations on the Mallow/Fermoy Road.

Proposal 2 will also negate the need for Cork County Council planned access/egress
through the private cul-de-sac estate of Aldworth Heights, for both site construction traffic,
and permanently, for all traffic to and from the completed high density housing development,
(see black arrow on map 1), and thus resolve local resident’s issues, concerns and
objections.
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Proposal 3

The consultation document as submitted to all relevant Cork County Council Departments in
February 2023 included a proposal to realign the Mallow Fermoy road and integrate Cork
County Council’s proposed high density housing development with O’Flynn Developments
proposed high density development. This proposal is outlined below:-

Three options for Mallow/Fermoy Road Realignment.

ﬁ airn WGOI(!‘S 2

2 Oliver. Cross

Map A - Line Colour Legend:-

Light Blue/purple Boundary Area - Site location of the current appeal to An Bord
Pleanala Ref: ABP-320525 on O’Flynn LRD 1

Purple/Blue Boundary Area - Site Location for future LRD2 by O’Flynn
Developments. Proposal 1 details recommendation to integrate Cork County
Council’s Section 177AE LRD application to An Bord Pleanala - ABP - 320648
within the Site Location for future LRD2 by O’Flynn

Purple line is existing Mallow/Fermoy road section

Blue line is option 1 road realignment

Yellow Line is option 2 road realignment.

Red Line is Option 3 road realignment with all the landbank to the right having the
option of further LRD Housing, (CCC and Private), and associated Neighbourhood
Amenities
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This presents two approaches for Cork County Council:-

1. Have the private developer develop the suggested alternative location Cork County
Council’s Section 177AE LRD application to An Bord Pleanala - ABP - 320648 by
arrangement. Economies of Scale should result in savings for both Cork County Council
and positive business results for the private developer. Road realignment option 1 can be
subsumed into the overall development plan. Both developments would mirror each other in
terms of scale and design which would naturally fit into the landscape.

2. If approach 1 is not feasible, perhaps Cork County Council can purchase the land for
Cork County Council’s Section 177AE LRD application to An Bord Pleanala - ABP -
320648 from the private developer and proceed with road realignment option 1, together
with development of the suggested alternative location for Ard an Ghleana LRD.

Advantages of Mallow/Fermoy/Mitchelstown/Dublin Road Realignment

Option 1 or 2 road alignment (Blueawr!d Yéllow 'I'in&gs on Map) .

“Billiard table” level site for relocatéq AArd‘an'Gb.léa_na'Ll?iéLRD
Integrated and balanced LRD's - Private Developéf{é”ﬁdﬁCork County Council

. Upwards of 8m euro savings in qégiidwork and site services to the currently located
" "Cork County Council LRD site. (This saving can be invested in the road realignment,
“oneof option 1,2'and 3). ‘ T

Mt e

Level ground-access/egress for residents of LRD developments

Closer proximity-to Mallow Town and all required amenities, (Shops, schools, etc), for
LRD residents

Road realignment eliminates one.or two dangerous junctions and semi-circular
curved road. '

Road realignment complements connection to the future Mallow relief road.

Positive benefits for Mallow Town, LRD residents and CCC.

Option 3 road realignment (Red Line on Map)

“Billiard table” level site for relocated St. Joseph's Road Ard an Ghleana LRD
Integrated and balanced LRD’s - Private Developer and Cork County Council
Upwards of 8m euro savings in deadwork and site services to the currently located
Cork County Council LRD site. (This saving can be invested in the road realignment,
one of option 1,2 and 3).

Level ground access/egress for residents of LRD developments

Closer proximity to Mallow Town and all required amenities, (Shops, schools, etc), for
CCC LRD residents

Remaining landbank to the right having the option of further LRD Housing, (CCC
and Private), and associated Neighbourhood Amenities
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¢ Road realignment eliminates one or two dangerous junctions and semi-circular

curved roadway.

Road realignment complements connection to the future Mallow relief road.

Positive benefits for Mallow Town, LRD residents and CCC.

Mallow Relief Road

This alternative proposal for Mallow/Fermoy road realignment and relocation of St. Joseph's

Road Ard an Ghleana LRD to integrate with Spa Glen private contractor development, is

also timely given that Cork County Council is set to seek planning permission for the Mallow

Relief.Road.

e = L0 19% 81017

ft 3 & £ =

https://m.independent.ie/regionals/corkman
/news/cork-county-counciil-set-to-seek
-planning-permission-for-mallow-relief-road
~-before-the-end-of-the-summer-42293438.htmli

Cork County Council set to seek
planning permission for Mallow
Relief Road before the end of the
summer
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The dotted biue line represents the preferred selected
route for the Mallow Relief Road and the red line
marks the proposed route of the *active travel”
wallkway and cycle path. Inset isa cross section of the
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Local residents’ proposals 1, 2 and/or 3 provide the most feasible, and effective way of
accesslegress for construction traffic and future residents’ traffic of both the Cork
County Council's LRD and O'Flynn Developer’s scheme, not to mind future housing
developments in lands to the Fermoy Road/Oliver’s Cross Areas.

Local Residents Proposal 1, 2 and/or 3 also meet the required:-

Place-Making/Sustainable Communities Standards

Place-Making Principles Standards

Place-making Design Standards

St. Josephs Road Residents and surrounding estates have no objection to any proposed
housing developments, once such developments are designed and built in a balanced,
integrated and effective planning and development way, supporting the existing local area
balanced neighbourhood Iayout,‘taking)cognisance of:-

Implementing Proposals 1, 2 andlor 3as detalled in this paper.
Delivering a quallty and balanced planning approachf;
Providing upgraded local roads footpaths Ilghtmgf and safe pedestrian and
_ cyclists ways. A S
¢ Delivering roads mfrastructure to manage. hlgh volume traffic movement and
"“avoid-gridlock and traffic jams. ™ .
L Supplymg all the required. amenities and commumty supports to deliver quality
"~ of residential living to all residents
Including quality Place-Making/Sustainable Communities Standards
Implementing effective Place-Making Principles Standards
Incorporating resident friendly Place-making Design Standards
Delivery of the Mallow Relief Road

Delivery of the bullet point list, as detailed above, may resolve all current issues, concerns
and objections by the private cul-de-sac estate of Aldworth Heights and St. Joseph's Road
Residents and negate local residents’ objections to An Bord Pleanala.

As stated previously, a private developer is applying to Cork County Council for upwards of
450 new dwellings in Castle Park, St. Joseph’s Road, Mallow, Co. Cork. This further
compounds local residents’ issues and concerns and should focus the minds of Cork County
Council that St. Joseph’s Road cannot sustain high density housing developments and
consequential high density traffic numbers, as the required roads interconnectivity and
infrastructure does not exist on St. Joseph's Road. Added to that is the fact that local
facilities, community services and amenities do not exist in the area to support high density
housing developments. Indeed a prerequisite for any current or future high density housing
developments on St. Joseph’s Road is the construction of the Mallow relief road, an
essential artery to sustain balanced residential friendly development and ensure effective
traffic management.
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Pedestrian and Cyclist Access/Egress - Cork County Council’s
Options to An Bord Pleanala

Cork County Council’s proposed estate layout accommodates only one access/egress for
pedestrians and vehicular traffic which is currently proposed to be through the Aldworth
Heights Estate. This document details a variety of constructive issues, concerns and
objections to this proposed route and offers alternative solutions.

The current proposed pedestrian egress is a 0.5km meandering steep climb out of the
proposed:estate followed by a 1.0km walk descent down St. Joseph’s Road, a steep hill, to
access the bottom end of the town. The return walk will have pedestrians facing a 1km walk
up St. Joseph’s Road, a steep hill, followed by a 0.5km meandering descent to home. This
will prove to be very challenging for many residents and very difficult for children. Of equal
and indeed greater challenge will be that for residents who cycle. It's a very rare event to see
cyclists on the ascent on St. Joseph’s Road. Local residents rarely walk and definitely do not
cycle on St. Joseph's:Road for-fear of. Ioss,of Iimb or life.

St. Joseph’s Road is currently a very dangerous road for both cycllsts and
pedestrians with high volumes of trafflc very often exceedmg the speed limit, not to
mlnd the road being a rat run option for non Iocal trafflc

Cork County Councn are also proposing an alternatlve and’ safer route option for -both
pedestrians and cychsts through Castle Grove Estate from Ard an Ghleana LRD. This
shortens the j journey to the town centre by 0.75km ¢ on a Iower walklng and cyclist friendly

gradlent S 9’ TR i S 'Wagf—»

iy T

lndeed a high quality, to‘moderﬁ* standards, pedestria”n/cycle access/egress route through
Castle Grove Estate from the proposed Ard an Ghleana development,is proposed, subject to
planning and negot|at|on in the Cork County Council's-planning application document titled
“‘Residential Travel Plan” [document no. 2302-TP-D01]. by Consultants Martin Hanley &
Associates Ltd.
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Legend: Red = Site for proposed Ard an Ghleana LRD Yellow - Cork County Council
vehicular, cyclist and pedestrian access/egress. Orange - Cork County Council’s
proposed alternative cyclist and pedestrian access/egress.

Note: Local residents have also proposed, in this submission, that Aldworth Heights should
not be used as an entrance to Ard an Ghleana LRD, offering the three alternatives as
outlined in proposals 1,2 and 3 above.

See the two maps above for illustration of proposed safe High Quality Pedestrian footpath
and Cycleway routes to/from the Ard an Ghleana development.

Cork County Councils Pedestrian/Cycleway through Castle Grove may have been
identified by them because this route option:-

Shortens travel time to town centre by 10 minutes

Reduces gradient climb on St. Joseph’s Road by 80%

Provides 90% safer access/egress route for both pedestrians and cyclists
Lowers the risks of traffic accidents on St. Joseph’s Road for pedestrians and
cyclists.
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Conclusion and Observers’ Signatures List

Cork County Council’s proposed development of 74 houses and 64 apartments at Ard
an Ghleana, St. Joseph’s Road, raises very serious issues, concerns and objections for
existing St. Joseph'’s Road residents’ which will hopefully focus the minds of An Bord
Pleanala to conclude that St. Joseph’s Road cannot currently sustain any further high
density housing developments and consequential high density traffic numbers, as the
required road interconnectivity and road infrastructure do not exist on St. Joseph’s road or in
the local area.

Added to that is the fact that local facilities, community services and amenities do not exist in
the St. Joseph's Road area to support further LRD’s on St. Joseph’s Road..

An absolute essential prerequisite for any current or future LRD’s anywhere on St.
Joseph’s Road, is the construction of the Mallow Relief, Road and associated new
local road connectivity. Essential arteries to sustain balanced residential friendly
development, ensure effective trafflc management, deliver safe cycllst and pedestrian
ways. Local community amenities and supports are also essentlal prereqws:tes Good

Planning Principle LR o B

¥

“\m«

Fmgal County Councﬂ s plvotal pollcy on LRD IS hlghllghted in an Irish Times article
on 31/8/2024 and reads as follows - }e‘ o .

R =L v ﬂ, R P o e,

‘.‘.'."",»«'ﬁ,«

“Howe\)er the /ocal authorlty said that ln the. deI/very of its housmg plan, it was not just about,
the. prowsron of : a'roof- overa person s’ head it was also" about “taking on projects with
amenities and faCII/t/es that can serve new residents and. eXISt/ng communities as well’.

Matthew McAleese, Fingal’s director of planning and strategic infrastructure, said: “To
address the needs of our growing population, we’re not only prioritising building new homes
— and ensuring there’s space for them — but we’re looking to get this done with the
necessary social infrastructure going in alongside.”

This is equally the pivotal thrust in our overall submission to An Bord Pleanala with regard to
Cork County Council's Section 177AE application to An Bord Pleanala for the proposed
LRD, Ard an Ghleana on St. Joseph'’s Road, Mallow, Co. Cork.

On the basis of the above, St. Joseph’s Road and Aldworth Heights’ residents are confident
that their issues, concerns and observations will be taken into consideration by An Bord
Pleanala prior to a decision being reached on Cork County Council’s proposed
development of 74 houses and 64 apartments, namely, Ard an Ghleana, on St.
Joseph's Road.
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Observers’ Signature List - Page 1
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Observers’ Signature List - Page 2
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Observers’ Signature List - Page 3
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Appendix 1 - Consultation Document
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Cork County Council

Proposed Housing Development on St. Joseph's
Road, Mallow, Co. Cork.

Design Stage Consultation Document

Prepéred by:

St Joseph S Road and Aldworth Helghts Residents

e ""x-f..-.w,; :
Er ‘*v»m, L
S

s

Submitted By:

St. Joseph's Road and Aldworth Heights Residents
Representative Group

Contact Representative:-
Frank Heffernan - Group Secretary

frankheffernan2015@amail.com
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Mobile 0876345874

Submission Date January 2023.
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Foreword

Minister Ryan joins NTA as €290m is made available for walking and cycling infrastructure this
year

The Minister for Transport Eamon Ryan TD today confirmed that the National Transport Authority
(NTA) has allocated funds to Ireland’s local authorities with a view to spending €290m on walking
and cycling infrastructure in 2023.

This substantial investment will fund approximately 1,200 Active Travel projects, contributing to
the development of almost 1,000km of new and improved walking and cycling infrastructure
across the country by 2025. This includes the development of segregated cycle lanes and
widened footpaths, new walking and cycling bridges, and new pedestrian crossings.

In addition to the planned developments in cities, communities up and down the country are also
set to benefit from today’s announcement with projects such as the Donegal Town One-Way
Active Travel Scheme and the Monaghan Town Greenway Upgrade set to start in 2023.

In addition, and as a key part of this announcement, Active Travel funding will ensure that the
Safe Routes to School programme will continue to provide for safer cycling and walking facilities

for many more schools across the country. Construction is expected on dozens of front of school
treatments throughout 2023.
Minister for Transport Eamon Ryan said:

i
"Continuous and substantial funding for active travel across the country is a key commitment in
the Programme for Government and a cornerstone of our Transport Strategies. Last year, all of
the money allocated was drawn down by local authorities and | am confident that the same will
happen this year. This will mean that communities across the country will be better connected
with safe and people-friendly corridors to visit friends, go to the shops, or cycle or walk to
school, sports training or other activities.

"People very often think that Greenways, cycle-ways or walkways are primarily tourism
amenities. Of course, they serve that purpose really well, but first and foremost they are about
local people and improving local life, connecting suburbs, local villages or townlands that
have often become disconnected from one another because of busy and dangerous
roads.

"The benefits of this investment are immense, locally and nationally. Not only are we making
our cities, towns and villages greener and more livable, we are also helping to reduce Ireland’s
carbon emissions. In transport, we have a significant challenge to reduce our emissions by 50%
by 2030. To achieve this, we have to encourage more people to choose sustainable ways of
travelling. However, as we have seen already with the greenways, walk and cycle ways, once
we build them, they become instantly popular and we don’t really have to do much to
encourage people to make the sustainable switch.

Source (01/02/2023)

https://www. qov.ie/en/press-release/67058-minister-ryan-joins-nta-as-290m-is-made-available-for
-walking-and-cycling-infrastructure-this-year/
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Suggested Alternative Location for St. Joseph's Road Development
which incorporates proposals on three options for Mallow/Fermoy

Road Realignment.

7 ®
2 Oliver"iCross

Line Colour Legend:-

Light Blue/Purple triangular area is Spa Glen CCC LRD

Purple line is existing Mallow/Fermoy road section

Blue line is option 1 road realignment

Curved Purple/BIue triangular area is relocated St. Joseph's Road CCC LRD
Yellow Line is option 2 Road realignment.

Red Line is Option 3 road realignment with all the landbank to the right having the
option of further LRD Housing, (CCC and Private), and associated Neighbourhood
Amenities
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Land Registry Map Ownership Details Which Supports The

Suggested Alternative Location for St. Joseph's Road Development

which incorporates proposals on three options for Mallow/Fermoy
Road Realignment.

TN T

T e AT

Fn)

{131 ; } . £ . ( S : : %

[ 2 . . - ey L " % R 1
Yellow lined areas are Cork County Council owned, Red lined areas O'Flynn & Co
Developers property. Blue Line is Mallow/Fermoy Road Realignment Option 1

The suggested alternative location for St. Joseph's Road Development which incorporates
proposals on three options for Mallow/Fermoy Road Realignment, may be currently owned
by O'Flynn & Co Developers. (See red lined area in Land Registry map above).

This suggested alternative location for St. Joseph's Road Development is directly opposite
the Cork County Council Lr Ballyviniter site, (see yellow lined area at Spa Glen, Land
Registry map above), currently at Planning Application Stage with Cork County Council.
The Blue Line represents the proposed Mallow/Fermoy Road Realignment Option 1
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Google Earth Map lllustration

S

;.BL’jH‘V"flI!'II'.EI' .

& 3 a
& OliverCross

Google Earth Map Legend:-

Light Blue/Purple Triangle = Spa Glen Development
Purple/Blue Area = Proposed Alternative Location for Cork County Council St.
Joseph's Road Development.

e Blue/Yellow/Red Straight Lines = 3 Options on Mallow/Fermoy Road
realignment

This presents two approaches for Cork County Council:-

1. Have O'Flynn & Co Developers develop the suggested alternative location for St.
Joseph's Road Development for Cork County Council by arrangement. Economies of Scale
should result in savings for both Cork County Council and positive business results for
O'Flynn & Co Developers. Road realignment option 1 can be subsumed into the overall

development plan.
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2. If approach 1 is not feasible, perhaps Cork County Council can purchase the land for the
Suggested Alternative Location for St. Joseph's Road Development, from O'Flynn & Co
Developers and proceed with road realignment option 1, together with development of the
suggested alternative location for St. Joseph's Road Development.

Advantages of Alternative Location for St. Joseph’s Road

Development include:-

Option 1 or 2 road alignment (Blue and Yellow lines on Map)

Optron 3 road realrgnment (Red Lme on Map) TN

»*

“Billiard table” level site for relocated St. Joseph's Road CCC LRD

St. Joseph's Road relocated LRD integrated with Spa Glen CCC LRD

2m euro savings in deadwork and site services to the currently located St. Joseph's
Road site. (This saving can be investedin the road realignment, one of option 1,2
and 3).

Level ground access/egress for residents of LRD developments

Closer proximity to Mallow Town and all required amenities, (Shops, schools, etc), for
LRD residents '

Road realignment eliminates one or two dangerous junctlons and semi-circular
curved road. Ty ‘

Road realignment compliments connectlon to future rellef road

Win-win for Mallow Town LRD res.ldents and CCC

T,

; RN

'Bllllard table” Ievel site for relocated St Joseph s Road LRD

St. Joseph S Road relocated LRD integrated with-Spa Glen LRD

2m euro savings in ‘deadwork and site services to the currently located St. Joseph's
Road site.

Level ground access/egress for residents of LRD developments

Closer proximity to Mallow Town and all required amenities, (Shops, schools, etc), for
CCC LROD residents

Remaining landbank to the right having the option of further LRD Housing, (CCC
and Private), and associated Neighbourhood Amenities

Road realignment eliminates one or two dangerous junctions and semi-circular
curved roadway.

Road realignment compliments connection to future relief road.

Win-win for Mallow Town, CCC LRD residents and CCC.
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Mallow Relief Road

This alternative proposal for Mallow/Fermoy road realignment and relocation of St. Joseph's
Road development to integrate with Spa Glen development, is also timely given that Cork
County Council is set to seek planning permission for the Mallow Relief Road.

il 19% 10011

https: //m.independent. zeiregtonalsfcgrkman
/news/cork-county-council-set-to-seek
-plannsng~permts sion-for-mallow-relief-road
-before-the-end-of-the-summer-42293438:htmi

Cork County Council set to seck
planning permission for Mallow
Relief Road before the end of the
summer

B ) 3 " = . by % = s 5 %ﬂl
§ - [ \: e

edw,.-m Lt S oy

The dotted blue line represents the preferred selected
route for the Mallow Relief Road and the red line
marks the proposed route of the *active travel”
wallkway and ' cycle path. Inset is a cross section of the
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Current Site Location - Proposed
Housing Development, St. Joseph's Road,
Topographical Issues

Click on link for bench mark values:-

https://drive.google.com/file/d/16eSmiHvLIswCLsyBshS6Ftu FyKGte88p/view?usp=s
hare_link

(Source of bench mark values) : -

Frank Heffernan v
; 17T Taan .
Prima spot to combine Spa Glen with
developreent behind Alcworth reights

% Frank Heffernan e

§7267 Jan

1001t drop from Aidworth gate 10
Fermoy Road

Frank Heffernan
37027 d3n

40 ft rop to Fermoy Road

e A key disadvantage of this site from a topographical feature, is a slope of
100ft from south to North, with a 40ft fall from east to west.

e This will result in at least an additional 8m euro investment in dead work to
get dwellings to a finished floor level. There will also be an additional cost of

at least 1m euro to install site services.

e This 8m additional cost can be offset by relocating the St. Joseph's Road
development as proposed on pages 1 and 2 above.

e The 8m euro saved in deadwork and additional site services can be invested
in the chosen option for realignment of the Mallow/Fermoy road.
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Further Disadvantages to the current site include:-

(Note: Extracts from CORK COUNTY DEVELOPMENT PLAN 2022 - Volume 3 North
Cork - Mallow Section. ( In Italics))

(Note: St. Joseph's Road and Aldworth Heights Residents Concerns are in normal font.)
Vision and Strategic Context
241

Mallow is designated as a Key Town in the Regional Spatial and Economic Strategy
(RSES) for the Southern Region. The overall vision for Mallow is to sustainably
strengthen the employment-led growth and town centre-led regeneration of Mallow as
a regional economic driver, leverage its strategic location and accessibility on
inter-regional road and rail networks to build upon inherent strengths in particular
food production and tourism potentlal whlle protecting and enhancmg the natural
environment of the Blackwater Valley It aims to ensure new development delivers
enhanced quality of life for all, based on hlgh quality res:dentlal workmg and
recreational environments, respectful of the unique .

character and hentage of the town and supported by a good range of services and
communlty facilities. ? £ §§ R ;

The current site’ Iocat|on and proposed development W|II not prowde high quality residential,
worklng and recreatlonal enwronments respectful of the. umque character and heritage of
the town and supported by a good range of services.and, communlty facilities. Such services,
community facilities and nelghbourhood amenities do not exrst in the St. Joseph's Road
area.

Planning Considerations and Proposals
Population and Housing

2.4.5

The 2016 Census recorded a population for Mallow of 12,459 representing growth of
854 persons since Census 2011. The Plan takes a departure from a primarily
greenfield, edge of town expansion response to housing land supply in order to
respond to National Planning Framework policy changes in the way we plan and
deliver housing across the State. This change of direction has created a new focus on
the consolidation of the existing built envelope.

Existing St. Joseph's Road residents recognise the need for a departure from a primarily

greenfield, edge of town expansion response to housing land supply in order to respond to
National Planning Framework policy changes in the way we plan and deliver housing across
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the State. Existing residents also acknowledge That this change of direction has created a
new focus on the consolidation of the existing built envelope.

However the current proposed site is not suitable for Large Residential development given
the topographical nature of the land, the proposed development will not provide high quality
residential, working and recreational environments, respectful of the unique character and
heritage of the town and supported by a good range of services and community facilities.
Such services, community facilities and neighbourhood amenities do not exist in the St.
Joseph's Road area.

2.4.6

Mallow has been allocated a population target of 15,351 in the County Development
Plan 2028 representing growth of just over 2,892 people on Census 2016 figures. In
order to accommodate this level of population growth, an additional 1,105 housing
units will be required for the period 2020-2028. Based on the National Planning
Framework’s requirement to deliver 30% of the core strategy requirement within the
built envelope of the town and the Plan s commitment to deliver higher densities, a
lower land requirement is'now requ:red than in prewous plans

H Heta B
g L ;é...»w .,5?

St. Joseph S Road and Aldworth Helghts Resudents understand the need for Cork County

':....,m

desngn and development to mclude hlgh qualrty reSJdentlaI workmg and recreational
enwronments respectful of the umque character.and heritage of the town and supported by
a good range of services. and: communlty facilities. Such services, community facilities and
neighbourhood amenities do not exist in the St. Joseph's Road area.

2.4.7

As part of the Council’s commitment to deliver compact growth within the town, a new
focus is placed on the better utilisation of the existing building stock, prioritisation of
brownfield and under-utilised land and identification of regeneration and infill
opportunities that can contribute positively to Mallow’s housing stock and 30% target
of 331 units. It is proposed that the 1,105 new housing units required to 2028 be
delivered primarily on Residential and MixedUse Zoning including Compact Growth
Sites.

St. Joseph's Road and Aldworth Heights Residents are pleased to see that a new focus is
placed on the better utilisation of the existing building stock, prioritisation of brownfield and
under-utilised land and identification of regeneration and infill opportunities that can
contribute positively to Mallow’s housing stock and 30% target of 331 units. However little or
no progress has been achieved on the better utilisation of the existing building stock.
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St. Joseph's Road:and Aldworth Helghts Residents also recognise the need that the 1,105
new housing units requrred to 2028 be delivered primarily on Residential and MixedUse
Zoning including Compact Growth Sites. Such developments can only be beneficial where
community based services, community facilities and neighbourhood amenities exist. Such
neighbourhood amenities and supports do not exist in the St. Joseph's Road area.

2.4.8 Lands to the north of the town which are part of an unfinished development
(MW-R-02) as well as a smaller infill green field site directly north of the town centre
(MW-R-07) have been identified as lands that can contribute to the compact growth of
the town by virtue of their proximity to the town centre and ability to fulfil the 10
minute town concept Further sites are identified as regeneratlon/targeted opportunity
sites wrthm the town (see later sectlon) ‘The remaining capacity can be
accommodated vra addressmg vacancy wrthm the exrstlng burldmg stock (mcludmg

of the town. The 2018 Urban Capaclty Study ldentlfled that there was considerable
potentlal wrthln the exrstmg burldmg stock to accommodate addltlonal residential

et

. .-
S t ,U £

‘St Joseph s Road resrdents are pleased to see that Cork County Council recognlse the 10

\mrnute town’ concept The proposed 1ocat|on of. the St. Joseph s Road development’ creates '_
a 25 mrnute town con ept uphlll out of the estate and downhlll to the town centre, with the
reverse experrence of the townfcent :

s

Another pornt to note is.- that Ilttle‘or no progress has been achreved with capacity being
accommodated via addressrng vacancy within the. exrstlng building stock (including through
Living Over the Shop) and via opportunrtres within the Exrstrng Built Up Area of the town.

: Slrn(rlarly Irttle or no progress has been achreved in absorbing exrstlng significant capacity
lethrn the eX|st|ng building stock and urban fabrrc of the town to deliver additional residential
‘uses WhICh can reinforce the delrvery ofla compact town centre.

2 4.9 To fqulI the remammg housing land requirement additional lands have been

" mcluded as resrdent:al zones. These include the MW-R-03 and MW-RAP-04 to the

north east the MW—R-01 and MW-R-08. to the east and the MW-R-05 and MW-RO06 sites"
to the west

St. Joseph's Road residents strongly feel that residential zones will not function or flourish in
locations which totally Iack community. based services, community facilities and
nerghbourhood amenltres not to. m|nd rnadequate roads, pedestrian and cycle paths, and
local public transport All these services and amenities do not exist anywhere on St.

-Joseph's Road.
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2.4.10 It is considered appropriate that some strategic reserve be retained for future
residential development and an additional 4 areas have been zoned in this plan as
Residential Reserve. This includes a significant portion of the former North East
Urban Expansion area which includes lands north of St. Joseph’s Road (MW-RR-01)
which makes up an area of ¢.56 hectares.

St. Joseph's Road residents strongly feel that residential zones will not function or flourish in
locations which totally lack community based services, community facilities and
neighbourhood amenities, not to mind, inadequate roads, pedestrian and cycle paths, and
local public transport. All these services and amenities do not exist anywhere on St.
Joseph's Road.

Placemaking and Public Realm

2.4.19 Outside of the town centre the approach to placemaking, housing and other
development will be guided primarily by zoning and the objectives and guidance as
set out in Housing and Placemaking chapters of the Plan. See Chapter 3 Settlements

and Placemaking and Chapter 4 Housing.

(Note - Extracts from Chapter 3, Setti‘éﬁ%entéjana Iflacemakirtg (In Italics))

(Note - St. Joseph's Road and Aldworth H'éightS-ReéEééihts Concems are in'normal font)..

Chart Extract - i WW
- » ﬂ‘%;\ ?f g H ;‘:.»;ﬂw;,,_,,ﬁ o

‘317 The followmg diagram demonstrates how place- makmg and sustamable communities are interchangeable:

Making

. Sustainable T F
» Communities . *
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Figure.3.1: Egan Wheel (Source Adapted “Egan Wheel" Egan 2004
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St. Joseph's Road And Aldworth Heights Residents strongly feel that the proposed St.
Joseph's Road Development location will not meet the Place- Making and Sustainable
Communities Model, in key areas including, Well Connected, Well Served, Active, Inclusive
and Safe, and Fair for Everyone.

Table Extract:-

Character and

Identity

Continuity
and Enclosure

Tabie 3.1: Principles of Placemaking

Strategic Objectives

To promote local character within the
townscape and villagescape of Cork
County's seitlement netwark by responding
to and reinforcing locally distinctive
patterns of developrnent, landscape

and culture and protecting the historic
anvirenment,

To promote the continuity of street
frontages ard the enclosure of space by
deveiopment which clearly defines private
and public areas and cromotes active
frontages at strest level

Local Outcomes

Elements of local distinctiveness such as local
materials, building forms and elements including
fenestration patterns. awnings, roof profiles and
features should inform the design and detailing
of naw development and reinforce the palette
of the existing place. For example the use of wall
hung slates on building facades inKinsale are 3
local distinctive feature of the town's character
and similarly 15t floor bay windows on Thomas
Daviz Street, Mallow is a unique response to the
town's histonic function as & Spa town.

Consistent building nes are required to create a
strong streel frontage, to provide enclosure to 3
street or square and generates active frontages
witih frequent doors and windows. Bourdaries
are glso important elements {o enciose space
2nd should be designed and constructed to
reflect its local context of either natural stone
canstructionn local traditional style or clearly
modem style stone wall or capped and piastered
concrete walls.

Quality of the To promete public spaces and routes The best public spaces often have nodes

Pubiic Realrm/ that gre attractive, safe, uncluttered are of activity complimented by quiet 2ones,

Open Space sensitively integrated into the natural stirnulata the senses, use quality local materials,
environment, facilitate sustainable access are sensitively integrated into the natural
for the public to nature, and work effectively  ~ enviroament, have built-in versatility and are
for all in seciety, including disabled and older  comnplimented by a coberent street furniturs,
peopia. lighting and signage strategy e.g. Clonakiity.

Ease of To promote accessibility and local Streets and routes should be direct, averlocked.

Movement permeability by making places that connect barrier-free and measures used to slow traffic
with each other and are easy to move dowin 1o encourage padestrian and cycling
through. putting people before traffic and safety Use of DMURS to apply at all settlement
integrating land uses and transport. levels.

Legibility To promote legibllity through development Emphasise the hierarchy of place with a
that provides recognisable routes, graduation of building heights and density from
intersections and landmarks to help people tha core, framing views and landmarks and
find their way around. creating new focal points.

Adaptability To promote adaptability through Maintain separate owni door access to upper
development that can respond to changing floors of buildings in the town/ village centre to
sociay, technological and economic maintain vertical mixed use profiles and future
conditions. proof the building's adaptability.

Diversityand  To promote diversity and chaice through a To ensure the town and villages cores contain a

Vibrancy mix of compatible developments and uses mix of restdential, social and economic usesto

that work together to create viable places
that respond to local needs.

maintain a vibrancy beyond business hours, A
variety of house typologies, sizes and tenures
are also required to meet the differing needs of
the population profife.
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St. Joseph's Road and Aldworth Heights Residents are of the opinion that the proposed St.
Joseph's Road Development location will not meet many of the principles of Placemaking in
key areas which include, Character and Identity, Quality of the Public Realm/Open Space,
and Ease of Movement.
Table Extract:-

Settlement
Pattern

UrbanFarm

Urban
Space

Built Form

Design Element

Maijor Infrastructure

Landscape

Water managernent

Road & Cycle
Network
QOpen Space

Character Areas

Connections
Street network
Biock pattern
Building lines
Plot form

Building location

Density

Views and vistas

Open Space
Public Space

Public/ Private Space

Gardens
Play Spaces
Carriageways

Watkways &
Cycleways

Building Form
Building type

Building Frontage

Mix of Uses

Townscape Features

Heritage Assets
Street Trees

Soft Landscaging

Public Realm

Technical issues

‘Table 3.2 Placemaking Design Standards Checklist

Dusign Response

Railway Station, bridge, public transport facilities
Bative species, framing views, work with topography
Drainage, recycling, Water features

Hierarchy of routes designed for active movement
Typofogy, features and connectivity

Centres, neighbourhoods, walkable catchments, parcel
size and sub-divisions.

Edge treatments, boundaries

Block form, privacy distances

Frontage continuity, use of set backs

Plot size, width

Orientation, location on plot. natural surveiliance
Diwellings per hectare, plot ratios, intensification areas
Relation to topography, corridors

Hierarchy/ mix of typologies, connactivity, landscape
Patterns, typologies, enclosure, managermnent

Clear definition between public and private spaces
Standards/Use of native species/Retain natural features
Standards, equipment, management

Junction design, traffic calming, route standards
Permeabie, safe, connected, removal of barriers

Bulk, mass, height, roof profiles, basements

Mixed residential typologies (including age-friendiy/
tifetime homes), mixed use formats, non residential
typologies;

Active frontage. entrance frequency. architecturail styles,
features, proportions, rhythms, expression, window
/ wall ratios, materials, colours, balconies. porches,
signage, shopfront design

Vertical and horizontal mixes. second door access
Eave Iines, roofiines, chimneys, corner treatments,
landmark /background treatments, focal points

intagration, preservation, management

Native species, placement

boundary treatments / materials. public art. paving
materials. colours, utilities equipment, street lighting.
amenity lighting, bus shelters, CCTV. public toitets, cycle
storage and parking enhance the street.

Energy Efficiency

Access standards, parking/ disabled parking
Cycle stands

Communai refuse storage & recyciing

Mix of tenure

Relevant
Standards

SuDS
DMURS

Urban Capacity
Study

Sustainable
Residential
Development
in Urban Araas
- Guidelines
for Planning
Authorities
{2009},

Sustainabla
Residertial
Development
inUrban Areas
—Guidelines
for Planning
Authorities
{2005}
DMURS

RiAl Town and
Viliage Toolkit
Urban Capacity
Study

Universal Design
Age Friendly
Towns
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St. Joseph's Road and Aldworth Heights Residents are of the opinion that the proposed St.
Joseph's Road Development location will not meet many Placemaking Design Standards in
key areas including Settlement Pattern, Urban Form, Urban Space and technical Issues.

(Note: Further Extracts from CORK COUNTY DEVELOPMENT PLAN 2022 - Volume 3
North Cork - Mallow Section. ( In Italics))

(Note: St. Joseph's Road and Aldworth Heights Residents Concerns are in normal font.)

Green Infrastructure and Recreation

2.4.30 There remains a strong need to improve movement and accessibility to existing
recreational facilities. The southside of the town is relatively underprovided for in
terms of recreational infrastructure and will benefit considerably from the enhanced
connectivity that will be provided by the new boardwalk once completed. This will
assist in improving overall accessibility for both pedestnan and cyclist alike by
counteracting the current severance issues. Any future Transport Plan should
consider additional opportunities to mtegrate the northern and. southern banks of the
river including the provision of a pedestrlan and cycle bridge from the south bank
through to the centre of the town park to further, connect employment and res:dentlal
uses to this and other town centre amemtles as. weII as the rallway station. -

Fa TN
.

St. Joseph's Road:'and Aldworth He|ghts Re3|dents contlnue to experlence a severe lack of
‘recreatlonal facmtles recreatlonal mfrastructure -green lnfrastructure neighbourhood
amenmes and enhanced connectlwty fSt“‘Joseph s:Road "and’Aldworth Heights Residents
feel that St Joseph S. Road is;in-a.very poor- condition and lacks the ability to cater for large
volumes of traffic; it also. |acks safe and adequate. pedestrlan and cyclist ways, not to mind,
poor street lighting:

Landscape

2.4.43 Much of the lands which adjoin the greenbelt are transition zones from urban
to rural with zonings such as recreation, amenity and greenbelt reflective of both
existing and future uses. Many of these lands are vital in preserving the attractive and
green landscape setting of the town and ensuring a more compact and orderly form of
development. ‘Development proposals on zoned lands in elevated locations will need
to be cognisant of their wider visual impact and mitigate appropriately through
landscape treatment and design.

St. Joseph's Road and Aldworth Heights Residents have very serious concerns on the wider
visual impact of the proposed St. Joseph's Development and feel that the proposal as
outlined on pages 1 and 2 of this document, is a better fit on visual impact, available
infrastructure, access to neighbourhood centres/amenities, access to Mallow town centre,
access to schools, recreational services, etc.
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Neighbourhood Centres

2.4.78 The provision of neighbourhood centres and local services and facilities is
beneficial and desirable in reducing the need to travel to other areas and can result in
the creation of a real sense of local place enabling the interaction of people and the
provision of local services and facilities. The areas in which additional neighbourhood
centres are likely to be needed are where the population is expanding or where there
is an existing demand which is unmet.

St. Joseph's Roadand Aldworth Heights Residents have serious concerns about the lack of
neighbourhood centres and thus have no real sense of place along with continuously
experiencing a severe lack of local services and communities. Currently all existing residents
suffer from a lack of neighbourhood centres and increasing housing stock and population in
the area is further compounding the lack of facilities and services.

2.4.79 There may be a need to provide a neighbourhood centre to serve lands in the
upper part of the Spa Glen (North East):(within or adjoining the‘MW-R-03) In the
longer term, a neighbourhood centre along St. Joseph’s Road, to serve any future
population associated with the MW-RR-01 site will need to be considered. For more
detail on retail pollcy see Chapter 9 Town Centres and Retarl

St. Joseph's Road and Aldworth Heights, ReS|dents are of the’ strong opinion that better
roads infrastructure, street’ Ilghtlng, safe pedestrlan walkways cycle paths, public transport,
nelghbourhood centres quallty Iocal servrces and supports are a prerequisite to all future
housing’ development in, the area.” { Sees '

T,

Movement

2.4.81 The Mallow Traffic and Transportation Study prepared for the town in 2011
recommended the construction of several new roads to the north, east and west of
the town, and new river crossings to the east and west, to connect new development
areas to the N20, N72 and proposed N/M20 and to enhance accessibility within the
town itself, as well as upgrading existing roads and junctions. Its recommendations
also assumed the delivery of the N/M20 to the east of the town. The study needs to be
updated and revised to take account of the requirements of Environmental, Flood
Risk and Habitats Directive Assessment as well as the current context for Mallow set
within the National Planning Framework and ROSES. It is a requirement of the ROSES
that based on its designation as a Key Town a Local Transport Plan is prepared and
this should be prioritised over the lifetime of the plan.

St. Joseph's Road and Aldworth Heights Residents could not agree more with this policy and
feel strongly that all related new roads be constructed and existing roads be upgraded
before the development of additional housing on St. Joseph's Road. The relief road is a key
cog in this policy wheel and the alternative location of the St. Joseph's Road development,
together with the Mallow/Fermoy road realignment, as outlined on page 1 and 2 of this
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document, is a perfect fit and a win-win for the people of Mallow to access/egress from the
relief road.

2.4.82 The N20 and the N72 national routes traverse and bisect the town causing
congestion which adversely impacts on the amenity of the town, the capacity of the
local ‘internal’ road network and the convenience and accessibility of local trips
within the town to access shops and services. In the short-term the provision of a
Relief Road is critical to take N72 traffic away from the centre of Mallow and continues
to be a priority in the Government’s Infrastructure and Capital Investment Plan
2016-2021. A corridor for the planned N72/N73 Mallow Relief Road has been selected
to the north of the town and is included as objectiveMW-U-01 while Active Travel
Corridor is also included as objective MW-U-04. An option selection exercise for the
N/M20 motorway is also continuing in parallel.

Here again, St. Joseph's Road and Aldworth Heights Residents could not agree more with
this policy and feel strongly that all related new roads be constructed and existing roads be
upgraded before the development of additional housing on.St. Joseph s Road. The relief
road is a key cog'in this policy wheel and the alternative Iocatlon of the St. Joseph's Road
development, together with the Mallow/Fermoy road realignment, as outllned on page 1 and
2 of this document, is a perfect: fit and a wm-wm for the people of Mallow to access/egress
from the relief road. Soee L = -

H P : 5
: - <4
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‘2 4.83 In terms of the w:der built up area, general access:blllty and connectlwty for..
pedestrlans and cycllsts needs to be lmproved between res:dentlal areas and the
town centre}: transport serwces employment areas, schools and other services to
enhance opportunltles, and prov:de convenlent routes for walkmg and cycling on
local journeyS“ Ongomg enhancement of the town centre to make it more people
focused and permeable is. needed The previous Traffic and Transportation Study
proposed a Cycle Friendly Zone'in the town centre while the potential for new
pedestrian amenity routes anng the banks of the river Blackwater should also
continue to be explored.

St. Joseph's Road and Aldworth Heights Residents strongly feel that there is a severe lack of
general aCceSSlblllty and connectivity for pedestrians and cyclists in the St. Joseph's Road
area. Improvements between St. Joseph's Road residential areas and the town centre are a
must. Public transport services are an immediate requirement. Ease of access to schools
and other services to enhance opportunities are critical. The provision of routes for walking
and cycling on local journeys are also essential on St. Joseph's Road. St. Joseph's Road
and Aldworth Heights Residents are of the strong opinion that better roads infrastructure,
street lighting, safe pedestrian walkways, cycle paths, public transport, neighbourhood
centres, quality local services and supports are a prerequisite to all future housing
development in the area.

2.4.85 As .the town continues to develop and grow in line with population targets,
there will be a need for the upgrading/ provision of new road and transport
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infrastructure to serve both new and existing areas of the town. Any revised traffic
and transportation plan must give detailed consideration to such infrastructural
needs. As the population grows, consideration should also be given to the provision
of a public bus service within the town and the design and layout of new development
should consider the requirements of such a service.

Here again, St. Joseph's Road and Aldworth Heights Residents could not agree more with
this policy and feel strongly that all related new roads be constructed and existing roads be
upgraded before the development of additional housing on St. Joseph's Road. The relief
road is a key cog in this policy wheel and the alternative location of the St. Joseph's Road
development, together with the Mallow/Fermoy road realignment, as outlined on page 1 and
2 of this document, is a perfect fit and a win-win for the people of Mallow to access/egress

from the relief road.

2.4.86 The National Transport Authority has recently approved funding for a range of
projects through Project Ireland 2040 within the town. This includes interventions to
enhance the Active Travel Network and the overall pedestnan and user experience by
improving accessibility to key locations within the town such as the train station, the
bus stop (public transport hub), the town centre/park as well as within and between
local communities. B

St. Joseph's Road residents,strongly feel that resxdentlal zones WI|| not function or flourish in
locations which totally lack . commumty based services, commumty facilities and
nelghbourhood amenities,. not to mmd madequate roads, pedestrlan and cycle paths, and
lack of local: pubhc transport All these serwces and. amenltles do not exist anywhere on St.

Joseph's® Road... _ j { e T

-,
e ¥

i, o -

Water Management -

2.4.90 Cork County Council will engage with Irish Water In relation to the provision of
appropriate wastewater services to cater for the development required to achieve the
target population for Mallow. However, intending Developers must satisfy themselves
that Irish Water will make the necessary infrastructure available, and obtain a
connection agreement from Irish Water for wastewater disposal and treatment.

2.4.91 The management of water quality within the Blackwater Catchment is an
important issue. Surface water management is also important in terms of managing
flood risk.

St. Joseph's Road and Aldworth Heights Residents have concerns about the current/future
provision of wastewater, surface water and the management of water quality in the area
given the current location of the proposed St. Joseph's Road development and indeed,
future housing developments in the St. Joseph's Road area.

Further Local Concerns of St. Joseph's Road and Aldworth Heights Residents

e The proposed development is contrary to the proper planning and sustainable
development of the area.
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e The entrance to Aldworth Heights onto St. Joseph's Road is already at full capacity,
as it was designed only to serve traffic generated from the existing houses in
Aldworth Heights. Adding extra vehicular movements at this junction with St.
Joseph's Road, currently a very busy and heavily- trafficked route, which already
serves high vehicular movement, from Fermoy, Mitchelstown and existing local high
density housing estates, to and from Mallow Town, will create an unacceptable road
traffic hazard and will significantly compromise public safety and reduce the carrying
capacity of St. Joseph's Road, which is currently barely able to cope with localised
traffic and lacks safe pedestrian and cycle routes. Indeed, St. Joseph's Road is
currently well below acceptable and safe road specifications and standards for
existing levels of vehicular traffic, cyclists and pedestrians.

Aldworth Heights Residents Issues and Concerns

As well as the comprehenswe list of issues and concerns that St. Joseph's Road and
Aldworth Heights Residents have detailed above, there are also a number of issues
and concerns particular to Aldworth Helghts residents.

Aidworth Heights residents are aware of the probablhty that the main access road. for the
proposed St. Joseph' s Road Development may be Aldworth 4He|ghts prlvate estate road.

The fact that the. road Ieadmg to the gate to R15and: R16 |s a Resndentlal Cul de Sacand
one. of three such. reS|dent|al Cul de Sacs of limited:width, serwcmg the houses on these
roads should “be stated. Those roads could néverbe used as access roads or distributor

roads for lands’ adjacent to. the estate

Aldworth Heights residents are also aware that all site services pertinent to the proposed St.
Joseph's Road Development, may be connected into Aldworth Heights existing private
serwces

Aldworth Heights issues/concerns were presented to Mallow UDC in 2007, when the current
proposed St. Joseph's Road Development was at a consultation stage hearing with Mallow
UDC. Addendum 1 - Engineers report as attached to this consultation document, refers.

Key issues/concerns as detailed in the engineers report include:-

e The access road is constrained by established housing in the Castle Crest
estate and houses on St. Joseph's Road. Condition 7 of the planning permission
stipulated a road width of 6 metres for the access road to the estate be provided
and required that 1.5 metre foot paths be installed. Due to constraints the site
can only just accommodate this.

e The existing 6 metre road provides adequate access to the estate of 26
houses. It was not designed to act as a distributor road for any housing that
may be developed on lands adjoining the estate (R-15 and R-16). Indeed
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Aldworth Heights Residents’ earlier submission to Mallow UDC, clearly
stated that, in the residents opinion the current road width is inadequate for
their needs. This situation is exacerbated when visitors to the estate park
on the street and at a pinch point on the first internal junction in the estate.

e The junction of Aldworth Estate’s access road to St. Joseph's Road is
narrow and has poor sight distances as a result of constraints from the
earlier housing. The absence of a footpath on this side of St. Joseph's road
at the junction further limits sight distances and provides a poor
environment for pedestrians

e In the north east corner of Aldworth Estate there is a gateway which leads
on to the lands zoned R-16 (at the turning ‘hammer head’ on the road).
Ostensibly this provides access to those lands. From Aldworth Heights
Residents’ perspectlve access rlghts are for agricultural use only. The
existence of the gate does not in |tse|f confer ubiquitous access rights to the
lands. ;

%

e Regardless of this the road from the gateway Ieadmg onto Aldworth Heights
_is at its narrowest at this® pomt where .a_small ‘Kink“in the road tightens
: ~~~crossmg dlstances In the absence of.a, medlén strip between this road and
. the three houses facing it, lt‘is diffi cult 10 envisage.how an appropriate
dIStrlbUtOI' road.can be constructed at"this location that can provide safe

s carnageway into the: Iands on R 16

-

e The potential to seriously damage the residential amenity of the entire
estate through use of the access road as a distributor road for adjacent
lands would be contrary to the relevant sections in the Mallow SLAP and
the Cork County Development Plan.

e Aldworth Heights Residents are of the firm opinion that the road within the
estate of 26 detached homes is a private road within a cul-de-sac network
and that all Aldworth Heights services are privately maintained services.
This road is not suitable either as an access or distributor road for the lands
adjacent to the estate. Indeed current vehicular access/egress
through/to/from the estate is so tight that it is with continuous difficulty that
vehicular traffic can pass each other. This ongoing problem is even more
pronounced with big vehicles deliveries/collections. Note Map below, (road
highlighted in yellow) :-
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Please refer to Addendum 1- Englneer s report as submltted to Cork County Council -
May 2007. - ,‘;f e \ .

above and hlghllghts further negatlve factors and offers solutlons

; o ! ; TEminmae *.‘
W pd St

Further |ssues of concern for Aldworth Helghts Resndents mclude -

:f’ N

| ‘?*;" e ~The; Development as proposed;wnl create an unacceptable traffic hazard, by
changlng the character of Aldworth Helghts from a cul-de-sac estate to a through
road estate thus materlally lnterfenng W|th the resndentlal amenity of existing houses.

) The Development as proposed. Wl|| create a further. unacceptable traffic hazard, in
Aldworth Helghts ‘both-at construct|on stage,. by virtue of a large number of
movements of heavy commerc:al vehicles dellvenng constructlon materials and

» general constructlon traffic. And thereafter by virtue ofa hlgh volume of vehicular

'Ytrafflc to and from the completed development; together with associated light and
heavy commercial vehicles: associated with domestic deliveries/collections.

) -'The constructlon of the development as proposed will create noise, dust and
V|brat|on nwsance for a conSIderable perlod in.a manner excesswely prejudicial to
the resrdentlal amenlty of existing and nearby resndences

) The DeVelopment as proposed lacks sufficient vehicular parking for the number of
houses proposed. Cognisance has to. be taken of the likelihood of such houses, if
permltted ‘coming onto the private rented market which would result in four or more
vehicles per house being utilised by multiple occupants. There is no capacity for so
many extra vehi\cles and this would inevitably lead to loss of parking amenity in
Aldworth Heights, itself.
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e The site layout as proposed will lead to loss of privacy and residential amenity for the
occupiers and owners of the houses, in Aldworth Heights, which back onto the site,
through overlooking and noise nuisance.

e The proposed development will adversely alter the character of Aldworth Heights
which is a mature estate of substantially identical detached two-storey houses. The
proposal is for high density of both terraced and semi-detached houses, together with
apartments, of modern design and appearance which, if permitted, will lead to an
incongruous combination of architectural styles and thus contravene proper planning
and development.

Summary

St. Joseph's Road and Aldworth Heights Residents do not have an objection to the
appropriate development of housing in the zoned residential lands adjacent to Aldworth
Heights Estate on St Joseph's Road in Mallow, Co. Cork. These lands were referred to in
the Mallow SLAP (Apr 2007) as R15 & R16. In fact, Aldworth. Heights residents have never
had an objection to such and in the past have met with and have had correspondence with
Council Officials and Public Representatwes and indeed produced an engineer's report to
the Planning Policy Unit at Cork County CounCII County Hall, Cork on May 11" 2007
outllnlng their Iegatlmate concerns on these matters and in partlcular on the issue of
access/egress through the|r estate into the zoned lands. ~

¢ T 2 e

Ea 5 x«.“

Havmg carefuIIy rev1ewed Cork County Councn s Cork County Development Plan 2022 and
previous development plans St 'Joseph s Road and Aldworth Heights Residents have
serious concerns and issues, ‘with-the proposed development on St. Joseph's Road. In bullet
point format such key issues include:-

1. Density in a site location that does not have the proper infrastructure to support.
(Roads, safe pedestrian routes, cycle lanes, community amenities, neighbourhood
centres, public transport etc.)

2. The proposed development location is in breach of the 10 minute rule as detailed in
Cork County Council Development plan 2022 to 2028

3. The proposed development location will not meet the Place- Making and Sustainable
Communities Model.

4. The proposed development location will not meet many of the principles of
Placemaking.

5. The proposed development location will not meet many Placemaking Design
Standards.

116



10.

11.

12.

13.

14.

15.

Bord Pleanala Case reference: JP04.320648

Site contours; as described in this report are not conducive to cost effective house
construction costs given the estimated additional minimum cost of 2m euro plus to
bring houses to floor level and to install efficient site services.

Site contours, as described in this report will create a daily challenge for pedestrian
access/egress to essential town services, (schools, shops, pharmacies, etc), given
that it is 25 minutes walk to the town centre, egressing the estate with 100ft of ascent
and egressing the town centre, on the return walk, with another 100ft ascent on St.
Joseph's Road.

The proposed development will have a negative impact on the wider visual impact of
the area counteracting Landscape 2.4.43 as detailed in the Cork County Council
Development plan 2022 to 2028

The proposed development will not function or flourish in the proposed location which
totally lacks community based services, community facilities and neighbourhood
amenities, not to mind, inadequate roads, pedestrian and cycle paths, and local
public transport. All these services and amenities, detalled as essential prerequisites
in the Cork County Council Development plan 2022 to 2028 do not exist anywhere
on St. Joseph's Road.

In'line with 2.4.81 as detailed in the Cork County Council Development plan 2022 to
2028, itis absolutely essential that all related new roads:be constructed and-existing
roads be upgraded before the development of additional: housrng on St. Joseph's

Road. The relief road is a key cog rn this pollcy wheel and the alternative location of

 the. St. Joseph 's Road development together with the Mallow/Fermoy road

reallgnment as outllned on.page . 1. and 2 of thrs document, is a perfect fit and a
win-win. for the’ people of Mallow to access/egress from the relief road.

Given 2. 4 81 as detarled in the Cork County CounC|l Development plan 2022 to 2028,
the proposed development would endanger public safety by reason of traffic hazard,
and would therefore be contrary to the proper planning and sustainable development
of the area, due to the current unsafe standard of St. Joseph's Road.

The proposed current development location will result.in a substandard form of
development for future occupiers in terms of lack of local residential amenities, would
give rise to a poor standard of development, and would seriously detract from the
character and pattern of development in the area.

The proposed current development location, despite the land being zoned residential,
would be overly car dependent, as the peripheral location, the lack of adequate, safe
pedestrian and cycle linkages, and adequate bus connections within the outer area of
the town, would leave all residents dependent on cars.

The proposed current development location lacks alternative travel options and,
consequently, would be against national, regional, and local policy on “compact
growth and sustainable mobility”. The proposed development would, therefore, be
contrary to the proper planning and sustainable development of the area.”

The proposed current development location for the St. Joseph's Road Development
is not in tune with the key areas of the Design Manual for Quality Housing From
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Department of Housing, Local Government and Heritage (See Addendum 3)The
suggested alternative location for St. Joseph's Road Development which
incorporates proposals on three options for Mallow/Fermoy Road Realignment, may
currently be owned by O'Flynn & Co Developers. (See red lined area in Land
Registry map above).

16. This suggested alternative location for St. Joseph's Road Development is directly
opposite the Cork County Council Lr Ballyviniter site, (see yellow lined area at Spa
Glen, Land Registry map above), currently at Planning Application Stage with Cork
County Council. The Blue Line represents the proposed Mallow/Fermoy Road
Realignment Option 1

Proposed Alternative Location

The alternative proposal as outlined, on pages 3 to 6, of this submission is a better fit on
visual impact, available infrastructure, access to neighbourhood centres/amenities, access to
Mallow town centre, access to schools, recreational services, etc. And also provides three
options for Mallow/Fermoy road:realignment, eliminating current dangerous road junctions,
safe and effective connectivity to the future new relief road, and providing a level site for
relocation of the St. Joseph's Road proposed development, integrating with the Spa Glen
development. S I G

The proposed alternative location afs;de:faﬁi[eq_éﬁ”pag’es'3-to 6,;:io‘if the overall submission
document to Cork County Council, is arfa‘l'f_;béttér” fit to the prin{:jples of quality housing as set
out in the' Design Manual for Quality Housing'From Department of Housing, Local

Government and Heritage - (See Addendum 3)

This alternative location would negate points 1 to 14 in the summary above, fit well with all
policies in Cork County Council Development plan 2022 to 2028 and provide sustainable
residential accommodation with easy access to all essential services and amenities, fulfilling
the “10 minute” rule as required by Cork County Council Development plan 2022 to 2028.

The current Land Registry title status, as detailed on pages 4 and 5 of this submission, may
also provide an immediate and clear cut opportunity to support the proposed alternative
location as detailed in this submission.
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Addendum 1 - Engineers Report as submitted to Cork County
Council - May 2007

Planning Policy Unit
Floor 13

Cork County Council
County Hall

Cork

May 1112007

Dear Sir/ Madam

We Spatial Planning Solutions act on behalf of Aldworth Heights Residents
Association' and wish to make a submission to the Mallow Special Local Area Plan
(SLAP). We make reference to proposed changes to the draft plan concerning
amendments to the X-03 Master Plan Area (Reference MAL SLAP TC/CC 08.01).

The validity of this submlsswn W|th1n the Spemal Local Area Plan process'is based
on the amendments set out in the document Proposed Amendment To The Mallow
Special Local Area Plan (April 2007) concernlng the specmc Zoning objectlves of
X-03, these are; . g i

-.(i).the addition of 30Ha of proposed Open Space around the Spa Glen; (i) the
“deletion ofa number of paragraphs associated with the constructlon timing and
T nature of the proposed. distributor.road in the X-03 area, and;

(m) the deletlon of z a sentence concernmg the “Upgrade of St. ~Joseph's Road”. Al

We would also liké to: draw attentlon to the Plannlng Authonty of a previous
submission by-the.Residents Association; dated January 10" 2007, concerning
access difficulties to zoned lands within the Town Council Area (R-15 and R- 16).

Our specific request in this submission is that due to inadequate capacity of roads
provision in the Aldworth Estate and effective ‘land locking’ of zones R-15 and R-16
‘arising as a result of the zoning provisions and amendments to zone X-03, that the
objectives of Zone X-03 should include either or both of the following;

(A) That the lands encompassed in zones R-15 and R-16 are to be included into
zone X-03 in order to allow integration of these lands into the overall master
plan of this area.

(B) That the following wording be included in the paragraphs associated with the
requirement that “The Master Plan include a detailed access strategy for the
development as a whole. This to include the following;..”

Proposed additional wording:
“As part of the distributor road network provision should be made for

appropriate vehicular, pedestrian and cycle access to existing residential
zoned lands (R-15 and R-16)”

T Aldworth Heights Residents Association C/O Mr. Kieran O’Connor, Chairman, 26 Aldworth Heights, Mallow.
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Page 1 of 9
Rationale and Assessment

The reasons why the above should be included into the final draft of the plan are set
out below.

Aldworth Heights Estate;

This estate consists of 26 detached residences constructed in 1998 (PA Ref:
97/1966). It can be characterised as a ‘back lands’ development with sole access to
the estate made at the junction on St. Joseph's Road and the estate forms a
cul-de-sac with two internal roads servicing the houses.

This access road is constrained by established housing in the Castle Crest estate
and houses on St. Joseph's Road. Condition 7 of the planning permission
stipulated a road width of 6 metres for the access road to the estate be provided
and required that 1.5 metre foot paths be installed. Due to constraints the site can
only just accommodate this.

While it was considered that the 6 metre road would provide adequate access to the
estate of 26 houses it was not designed to act as a distributor road for any housing
that may be developed on lands adjoining the estate (R-15 and R-16). Indeed we
note from their earlier submission, that in the residents opinion even the current
road width is inadequate for.their needs. This situation is exacerbated when visitors
to the estate park on the street and. at a plnch point on the t" rst internal- Junctron in
the estate. (see photographs) ; S

The junction of AIdworth Estate’s access road to St Josephs Road is narrow and
has poor sight distances as a result of constrarnts from-the_ earlier housing. The
absence of a footpath on this srde of St. Josephs road at the junction further limits
srght “distances™ and provrdes a poor envrronment for pedestrians. (see
photographs) ‘:‘ j 8T

“‘On the north east corner of Aldworth Estate there is a- gateway which leads aon to the
lands zoned R-16" (at’ thé-turning ‘hammer head’ on the road). Ostensibly this
provides access to those lands, however the exact nature of access rights through
this gateway is not known to us. The.existence of the gate does notin itself confer
ubiquitous access rights to the lands. We have not yet been able to establish
whether access rights only relate to the agricultural use of the lands, or indeed
whether any rights of way exist at all. Regardless of this the road from the gateway
leading onto Aldworth Heights is at its narrowest at this point where a small kink in
the road tightens crossing distances (see photographs). In the absence of a median
strip between this road and the three houses facing it, it is difficult to envisage how
an appropriate distributor road can be constructed at this location that can provide
safe carriageway into the lands on R-16.

Furthermore the potential to seriously damage the residential amenity of the entire
estate through use of the access road as a distributor road for adjacent lands would
be contrary to the relevant sections in the Mallow SLAP and the Cork County
Development Plan.

Given the nature of the road capacity at this point and on the remaining section of
the access road for Aldworth Heights estate we cannot see how any safe access,
other than a high quality pedestrian route, can be facilitated through Aldworth
Heights estate. Needless to say, were pedestrian access made at this point it's
design would require overlooking and high quality landscaping to ensure
surveillance and appropriate use.
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Page 2 of 9
Zones R-15 and R-16
These zones were originally established in the 2004 Mallow town plan (TOC-05 &
TOC 06). R-15 is 3.84 Ha. and R-16 is 1.90 Ha. In the draft Mallow SLAP they are
both zoned for low density residential development. Both zones are entirely
surrounded by either established development, lands zoned ‘Open Space (0-02) or
the lands zoned X 03 (see fig 1.). The inclusion of the additional lands to X-03 as
per the draft plan amendments completes the ‘land locking’ of these zones.

Figure 1. Extract from Draft Mallow SLAP indicating amendments to Zone X-03 and
illustrating ‘land locked’ nature of residential zones R-15 and R-16,
unless access through zone X-03 is achieved.

Additional X-03 ares
{Cpen Space)

i

Aldwaorth Heights
tdenciion to 8L
Joseph's Rd.)

Access:to the lands has been a problem since the development of lands at Aldworth
Heights and the Castle Grove estate (to the south west). A planning application on
lands principally in R-15 for outline permission of 102 no. dwellings was granted to
D. McAuliffe in June 2001 (PA Ref. 01/2175) and this was approved for full planning
permission in November 2001 (PA Ref. 01/2315). This was not subsequently
developed; we understand this was due to difficulties in its proposed access to the
Castle Grove estate.
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Page 3 of 9

Lands on R-15 were subsequently sold to Mallow Town Council 2, these are
currently the subject of intended residential development by Mallow Town Council.
No notice has been made by Mallow Town Council as per Part 8 of the Planning and
Development Regulations 2001, and plans for this proposal have not yet been
made public. As such any intentions of Mallow Town Council cannot, at this point be
considered as an active ‘part 8 development proposal and is presumably in
abeyance.

It is perhaps appropriate that this is so, as any proposal to develop lands on R-15
and R-16 would be premature until adoption of the Mallow Slap and approval of the
master plan required in the objectives of zone X-03 is achieved. Lands on zones
R-15 and R-16 form an integral part of the entire area. They can provide linkages to
the proposed open spaces at 0-02 and within X-03 itself for the estates at Aldworth
Heights, Castle Grove, and the large development at Castlepark. Integration with
X-03 is clearly necessary, not only for vehicular access but also to allow pedestrian
and cycle access to objectives in X-03 regarding neighbourhood centre and other
community facilities. Forcing additional traffic through the Aldworth Heights estate
and to spill out on the junction at St. Joseph's road is clearly not in the best interest
of not only the residents of Aldworth Heights but of also potential residents housed
in R-15 & R-16. .

Conclusion

In this submission-we have demonstrated how access to zones R-15 and R-16 are

restrained by road capatity and existing-development on St-Joseph's road. As the
additional land included in the zone X-03 seeks to provide for.recreational and open
'space_ uses, : options, for road access’to. zones R15 and'R-16 becomes further
limited. “We-propose' a solution:to this through the inclusion of one or both of the
following-inclusions into the Mallow Stap.” ™~ r

[ - -

(A) - That th:erlvandg ethrﬁpasséE in zones R-15 and-R-16 are to be included into
zone X-03'in order to allow integration of these lands into the overall master
plan of this area.

(B) That the following wording be included in the paragraphs foliowing the
requirement that “The Master Plan include a detailed access strategy for
the development as a whole. This to include the following; .”

Proposed additional wording to zone X-03 objectives:

“As part of the distributor road network provision should be
made for appropriate vehicular, pedestrian and cycle access to
existing residential zoned lands (R-15 and R-16).”

Associated with the wording of (B) into the relevant section the following zone map
of the Mallow SLAP will illustrate this objective;

2 possibly some on Z-16 are also under the control of the Local Authority; we have not been
able to establish the exact landholding.
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Figure 2. Modified extract from Draft Mallow SLAP showing indicative access point
to zoned lands R-15 and R-16.

it dns

........

We believe that mclusnon of these mto the Mallow SLAP will allay justified fears of
Aldworth Helghts res:dents and ensure lands in R 15 and R-16 ¢an be fully

urge Mallow: Town Council-and Cork County Councnl to include our proposals

Yours faithfully

David Moore
Spatial Planning Solutions
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Photographs:

Photograph 1. Aldworth Heights Entrance — limited sight distances due to
constraints

T e
RET e

Photograph 2 -St. Joseph S Road from Aldworth He/ghts Entrance looking toward

Town Centre. = absence of footpath™limits sight distance and
creates™ unsafe pedestr/an environment.
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Photograph 3. St. Joseph's Road.from Aldworth Heights Entrance looking east on
Castle Crest — absence of foot path limits sight distance and
creates unsafe pedestrian environment.

1 Heights:causes a pinch point "
he estate. Note the :limited” =~ -
z -of*Aldworth Heights houses - -
w) " of neighbouring estate .

........
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Photograph 5. Gates at the turning.’hammer head’ on the north east corner of
Aldworth Heights leading to zone R-16;
f? ; | T ,,
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Photograph 6. Zone R-16 with Castle Grove Estate in the left background.

Photograph 7. Zones R-16 (foreground)"and R-15 as land slope toward the Spa Glen.
7 i
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Addendum 2 - Three Bord Pleanala case examples on decision to
refuse and the associated grounds for refusal.

(Note: Extracts from Bord Pleanala ( In Italics))

(Note: St. Joseph's Road Residents' responses are in normal font.)

Case 1

A planning application for 171 residential units in Monkstown was recently refused by
An Bord Pleandla, with both the Board and the Planning Inspector citing poor access
and substandard roads as their primary reasons for refusal.

The total site area was to cover 6.77 hectares and located to the west of the Laurel
and Carrigmahon Hill. Planning consultants McCuthcheon Halley, tasked with
providing the overall strategy for the proposal, had stated that the proposed
development “will promote compact growth in a location contiguous to the existing
urban footprint where it can be served by public transport and walking”.

The Planning Inspector, as part of recommendmg a decision, took a range of factors
into account when coming to a final conclusion. These mcluded matters on Urban
Design, Visual Impact Dens:ty and Trafflc and Transportatlon amongst others.

: o
3, L S T e

However, concerns were raised by Iocal residents and counclllors over the access fo
the site and the lack of road mfrastructure in‘place to cope; ‘with the new demand that
would ‘be created.. Moreover wh:le the appllcatlon was subject to policy objectives
within the Cork County Development Plan 2014-2020, a new zoning category has been:
placed on the site under the recently. adopted. and enforced 2022-2028 Development
Plan, which would not permlt such development from’ taking place.

In terms of access and connectlwty, it was here that the Inspector found great issue
with the design of the proposal, ultimately leading to a recommendation for refusal. It
was their belief that “the proposed development would not be provided with an
appropriate means of access and connectivity”. The Inspector later went on to say the
“bollard-controlled pedestrian and cycle access on the northern boundary of the site
would be onto Laurel Hill, a local road (L2481) of substandard condition to safely
facilitate pedestrians and cyclist movements”

The Board agreed with the opinion of the Inspector, while also noting that there was
uncertainty “regarding the timing and delivery of the local access road”, which is the
subject of an objective as part of the 2017 Local Area Plan. There was no commitment
to the development of such a road and therefore the Board agreed that the scheme
“would endanger public safety by reason of traffic hazard, and would therefore be
contrary to the proper planning and sustainable development of the area”. A final
decision to refuse permission was thus reached.

The current location for the proposed St. Joseph's Road development falls into a similar vein
to the development in Case 1. Key similarities include:-
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e matters on Urban Design, Visual Impact, Density and Traffic and Transportation,

amongst others.
e access to the site and the lack of road infrastructure in place to cope with the new
demand that would be created.

e ‘“the proposed development would not be provided with an appropriate means of
access and connectivity”

e uncertainty “regarding the timing and delivery of the local access road”,

e the scheme “would endanger public safety by reason of traffic hazard, and would
therefore be contrary to the proper planning and sustainable development of the
area’

Case 2

A PROPOSAL to construct 38 houses at Carrowbaun, Westport, has been rejected by
An Bord Pleanéla. *

Developer Brendan Byrne & Son Ltd. recelved a grant of perm:ssron for the homes
from Mayo County Council but that dec:sron has been overturned following an appeal
to An Bord Pleanila.

The appeal outlined support for the development of the site subject to the preparation

of a suitable desrgn and approprlate mformatlon C e,
The board's mspector who consrdered the file recommended that permission be
refused. K R r i Fecrens -

They found the proposed development would constltute an msuff:c:ent level of
density for this. outer suburban Iocatlon and-would provrde an inadequate variety of
house types-and sizes: SEL VLI 7yt

The report also: found that lt would provide a substandard form of development for
future occupiers in terms of residential amenity, would give rise to a poor standard of
development, and Would seriously detract from the character and pattern of
development in the area.

It would be contrary to the proper planning and sustainable development of the area.

The current location for the proposed St. Joseph's Road development falls into a similar vein
to the development in Case 2. Key similarities include:-

e proposed development would constitute an insufficient level of density for this outer
suburban location and would provide an inadequate variety of house types and sizes.

e it would provide a substandard form of development for future occupiers in terms of
residential amenity, would give rise to a poor standard of development, and would
seriously detract from the character and pattern of development in the area.

e It would be contrary to the proper planning and sustainable development of the area.

129



Bord Pleanala Case reference: JP04.320648

Case 3
An Bord Pleanéla has refused approval for a social housing on the Headford Road.

The city council sought approval for a social housing apartment complex, and some
houses on a site in Ballinfoyle. The plans were for a three storey apartment building,
with rooftop solar panels, and three further houses.

The apartment building was to contain a total of 21 units, with three one-bedroom
apartments, 14 two-bedroom units, and 4 three-bedroom units.

Each of the houses was to be a two storey building, with four bedrooms apiece.

An Bord Pleanéla refused planning permission for the development, despite the land
being zoned residential, as it would be overly car dependent.

The board said that “peripheral location, the lack of adequate, safe pedestrian and
cycle linkages, and adequate bus connections within the built up area of the city, 7
would leave residents dependent on gars. |

The Board also stated that the lack of aIternatlve travel options would be against
national, reglonal and Iocal policy on “compact growth. and sustamable mobility”.

“The proposed development wouId therefore be contrary to the proper planning and
sustainable development of the area L -

e, 4.,;_( ey

The current Iocatlon for the proposed St Joseph ] Road ‘development falls into a similar vein

e despite the land being zoned residential, as it would:be overly car dependent.

e “peripheral location, the lack of adequate, safe pedestrian and cycle linkages, and
adequate bus connections within the built up area of the city,” would leave residents
dependent on cars.

e the lack of alternative travel options would be against national, regional, and local
policy on “compact growth and sustainable mobility”.

‘e proposed development would, therefore, be contrary to the proper planning and
sustainable development of the area.”

The three cases of refusal by Bord Pleanala illustrate strong parallels to issues for St.
Joseph's Road residents to lodge an appeal to Bord Pleanala to the proposed St. Joseph's
Road development.
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Addendum 3 - Extracts from Design Manual for Quality Housing
From Department of Housing, Local Government and Heritage

Published on 21 January 2022 and last updated on 21 January 2022

Government of Ireland

@gj Rialtas npa hfireann

Design Manual for
Quality Housing

The following extracts have been copied from in support of:-

St. Joseph's Road and Aldworth Heights Residents’ Design Stage
Consultation Document Submission to Cork County Council.
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1.1.1 Proximity to Facilities/Amenities

In addition to having an appropriate zoning for residential development, the site should be
located close to as wide a range of facilities as possible, with the general minimum proximity
to a school, shop and means of public transport.* It is normally accepted that a ten-minute
walk’s distance, or about one kilometre,is the standard for what is considered proximate.®
Out-of-sequence development at a remove fromthe existing town or village built fabric, so
called ‘leapfrogging’, is not consistent with planning policy® and should be avoided.

From these requirements, it can be seen that peripheral locations are not generally
supported, as their development is inconsistent with planning guidance and can place an
unreasonable burden on residents who may not have access to private transport. Consistent
with the Project Ireland 2040 - National Planning Framework (NPF), town centres, brownfield
sites and other locations with easy access to facilities are favoured.

When considering the development of social housing in a small town or village, in addition to
need, thelocal authority should be mindful of the extent to which facilities are available for
tenants who may not have access to private transport. This is an even more important
consideration in respect of housing for older people’, who need easy access to a wide range
of facilities.

1.2.1 Serviced

The site should have all service connections immediately available to it. It is recognised that
from time to time an otherwise acceptably located site'may need.to rely, at least initially, on
an on-site waste water treatment plant, and;this will not in.itself invalidate social housing
development on such a site. Apart from environmental and.planning policy, QHfSC does
note that before deciding on the location of social-housing, careful consideration should be
given to both:the cost-and the practicality. of providing sewage and water supply. Normally,
any proposal.to develop’such an unservicedlocation would need to be specifically justified,
by way, for instance, of a very high need for social housing in the locality.

1.2.2 Topography

The site should preferably be relatively flat or have slopes which will allow development
without the need for extensive earthworks or substantial retaining walls. Favourable
considerations such as an excellent location, proximity to a wide range of facilities and
services, existence of a large housing need and consistencywith planning policy may on
occasions justify the additional construction costs and override the general presumption
against development of such sites.
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Topography - Too great a slope for easy development.

Where appropriate to develop, opportunlttes for both mnovatlve deS|gn and the use of design
strategies for dealing with level differences should be explored to minimise the need for
expensive large retaining structures. ThlS is consrdered more fully in Sect;on 3.6.9 below.
Sites with very poor soil-bearing capacity. should also ordmarlly not be prtorrttsed for
development unless such favourable con3|derat|ons exist.

SRS

1.2.4 Other Factors” ,,;,‘; b

f LR e

Other. factors tobe con3|dered in assessmg S|te smtabtllty mclude site contamination;
exrstmg services that would need to be relocated in partlcular on brownfield sites; the
presence of i invasive spemes and the bearlng Capacity of.the soil, as previously noted. A full
due dlhgence needs to be.carried. out on all'sites prior. to purchase and at the very least a
detalled walk-through mspectlon needs to be made, WhICh may well trigger further and more
a partlcular site, especrally where the site is otherwise favourably located, but an outline of
the additional costs necessary to overcome such shortcomings should be established and
factored in when determining what is a reasonable price for the lands. This may also help
decide between alternative sites that have in other respects been assessed as relatively
equal in terms of their.suitability.

2.1.3 When considering the purchase of a site to meet a social housing need, local
authorities should generally ensure that the site is in a small area on the Pobal Deprivation
Index Map with a minimum rating of ‘marginally below average’, though if other factors are
favourable (e.g., if the site is immediately adjacent to an ‘affluent’ rated area) or for very
small developments, (up to 9 dwellings, say) a minimum rating of ‘disadvantaged’ may from
time to time be acceptable, in particular when it can be demonstrated that a high level of
estate management will be provided.

3.2 Sustainability
3.2.1 Sustainability has three components: environmental, economic and social. Among the
improvements afforded by sustainable development in each of these components are the

following:

3.2.2 Environmental
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All of the following aspects will result in reduced carbon emissions by reducing the need for
and use of private transport:

More compact settlement makes public transport more commercially viable .

More compact settlement also means that more facilities become viable within walking
distance

Improved permeability provides easier access to more facilities within walking distance.

The quality of the public realm is improved when the perception of improved safety makes
walking and cycling more attractive

3.2.3 Economic
More compact settlement makes more local business viable.
Improved permeability generates increased footfall, which boosts local business.

More compact settlement reduces land grab.and keeps more !and in agricultural use,
reducing the need for imports.

Mixed house types facilitate older people to Ilve fonger within then' communities, thereby
reducing the need for full time care.

3.2.4 Social I

Mixedtenure facilitates integration,’ and the resultmg Iack of socnal lsolatlon provides better
educatlonal and employment oppor- tunltles for.all mcome groups

e i i ey

Sustamable Commumtles

Ferr

TG G

sustainable development to residential development and settlements.

The EU’s Bristol Accord on Sustainable Communities in Europe was agreed in 2005. In
Ireland, this was adopted in the policy document Delivering Homes, Sustaining Communities
(2007). Delivering Homes identified that the physical environment for sustainable
communities would be delivered in sustainable neighbourhoods.It went on to identify some
key features and advantages of sustainable neighbourhoods:

NESC set out a clear definition of sustainable, integrated neighbourhoods, which are much
less car-dependent and more easily servedby effective public transport. This pattern of
development is essential to underpin the longer-term success of the substantial investment
in public transport under Transport 21.

Sustainable neighbourhoods are areas where an efficient use of land, high quality urban
design and effective integration in the provision of physical and social infrastructure such as
public transport, schools, amenities and other facilities combine to create places people want
to live in.
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Additional features of sustainable neighbourhoods include:
compact, energy efficient and high quality urban development;

accessibility via public transport networks and also meeting the needs of the pedestrian and
cyclist; and

provision of a good range of amenities and services within easy and safe walking distance of
homes. .

The development plan process is a key instrument in putting the policies in place to create
sustainable neighbourhoods.

3.3.3 The qualltles of the built environment that promote sustainable communities, including
the placemaking principles of urban desrgn are considered in more detail below. This allows
a checklist to be developed at the end of. thrs chapter, agalnst which the quality of a
development can be assessed ;

o

Key_;l?éi:rfts‘?':}su}mmaryffro’m;these extractsmclude

e In addition to havmg an approprlate zonmg for resrdentlal development the S|te
should be; Iocated close to as wrde a range ‘of faC|I|t|es as possible, W|th the
~,igen'eral mmlmum proxrmlty to a school shop and means of public transport 3

F e It |s normally accepted that : a ten mrnute walk’s dlstance or about one
kllometre is the standard for what is con3|dered proxrmate

iy R L Tarten
0 ssﬂmmhw -

‘‘‘‘‘

fabric, so called leapfrogglng is not’ consrstent wrth plannlng policy® and should be
avoided:

oY Perlpheral Iocatlons are not generally supported, as their development is
inconsistent with plannlng gurdance and can place an unreasonable burden on
resrdents who may not have access to private transport. Consistent with the
Pro;ect Ireland 2040 Nat/ona/ Plann/ng Framework (NPF), town centres, brownfield
srtes and other locations W|th easy access to facilities are favoured.

® Local authorltles should be mlndful .of-the extent to which facllltles are available
for tenants who may not have access to private transport.

e QHfSC does note that before deciding on the location of social housing, careful

conS|derat|on should be given:to both the cost and the practicality of providing
sewage and water supply
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e The site should preferably be relatively flat or have slopes which will allow
development without the need for extensive earthworks or substantial

retaining walls.

Topography Too great al slope for easy deveiopment

e When cons:denng the purchase of a site to meet a social housmg need, local
authorities should generally ensure that the site is in"a small area on the Pobal
Deprivation Index Map with a. mlnumum rating. of margmally below average’, though if

-.other factors are favourable’ (e.g.; if the site is lmmedlately adjacent to an ‘affluent’
f—iirated area) or for very small developments (up to'9 dwelllngs say) a minimum rating:
... of ‘dlsadvantaged’ may-from tlme to time be acceptable in particular when it can be

: demonstrated that a hlgh Ievel of ‘estate ‘management WI" be provided.

3.2.2 Environmental

All of the following aspects will result in reduced carbon emissions by reducing the need for
and use of private transport:

e More compact settlement makes public transport more commercially viable .
e More compact settlement also means that more facilities become viable within

walking distance
¢ Improved permeability provides easier access to more facilities within walking

distance.
¢ The quality of the public realm is improved when the perception of improved

safety makes walking and cycling more attractive

3.2.4 Social

Mixed tenure facilitates integration, and the resulting lack of social isolation provides
better educational and employment oppor- tunities for all income groups.”
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Sustainable Communities

The concept of sustainable communities was formulated by applying the principles of
sustainable development to residential development and settlements.

The EU’s Bristol Accord on Sustainable Communities in Europe was agreed in 2005. In
Ireland, this was adopted in the policy document Delivering Homes, Sustaining Communities
(2007). Delivering Homes identified that the physical environment for sustainable
communities would be delivered in sustainable neighbourhoods.It went on to identify
some key features and advantages of sustainable neighbourhoods:

NESC set out a clear definition of sustainable, integrated neighbourhoods, which are
much less car-dependent and more easily servedby effective public transport. This
pattern of development is essential to underpin the Ionger-term success of the substantial
investment in public transport under Transport 21. ‘

Sustainable neighbourhoods are areas where an efficient use of land, high quality
urban design and effective integration in the provision of physrcai and somal
infrastructure such as public. transport schools amenities and other facrlltles
combine to create places people want to llve in. -~ _—

Y

Additional features of sustamable nelghbourhoods mclude

;zcompact, energy eff|C|ent and hlgh quallty urban development

fo"‘ accessrblllty via. public transport networks and also meetmg the needs of the
pedestrlan and cycllst and.provision of a good range of amenities and
serwces WIthm ‘easy. and safe walklng dlstance of homes.

Closing Comment from St. Joseph's Road and Aldworth Heights Residents

The current proposed location for the St. Joseph's Road Development is not in tune with the

key areas of the Design Manual for Quality Housing From Department of Housing,
Local Government and Heritage , as detailed above.

The proposed alternative location as detailed on pages 2 and 3, of the overall submission
document to Cork County Council, is a far better fit to the principles of quality housing as set
out in the Design Manual for Quality Housing From Department of Housing. Local
Government and Heritage

137



Bord Pleanala Case reference: JP04.320648

Addendum 4 - St. Joseph's Road Concerns
St. Joseph's Road and Aldworth Heights Residents have very strong concerns on the
current standard of St. Joseph's Road and its existing vehicular traffic density. St.
Joseph's Road and Aldworth Heights Residents Residents feel that St. Joseph's
Road has reached its peak capacity and is not suitable for further high density
housing developments and its associated increase in traffic volumes.

(.‘v:) M a\.li?.w Soccer Club, ._

V' Scoil losagain \
€ #Catholic infant School 274 St. Josephs Road
)2 / ESB sub,station
St Mary's,Cathalic o B
',- School

e Google Earth Shot shows aerial view of St. Joseph’s Road and existing volumes of
housing densities which includes Castle Park, Castle Grove, Aldworth Heights,
Castle Heights and road frontage detached dwellings. Blue markers indicate feeder
exits from estates, and the near cul-de-sac end to St. Joseph’s Road, on the town
side.

Google Earth Shot also has blue marker indicators for the local Cemetery, Rugby,
Soccer and GAA Clubs. Indeed the next stage of development in Castlepark is
planned for the northern section of the land comprising approx. 19.29 hectares
(47.68 acres) is zoned residential. It has potential for residential development and a
continuation of the Castlepark residential scheme subject to planning permission. An
indicative development layout prepared by O’Keeffe O’Connell Architects indicates

138



Bord Pleandla Case reference: JP04.320648

potential for 310 houses to include a mix of 3 bed semi-detached, 4 bed
semi-detached, 4 bed detached and 4 bed town houses.
(Source: https://lisney.com/property/land-at-castlepark-mallow-co-cork/ )

This clearly indicates that current traffic volumes from these houses is above capacity
for St. Joseph’s Road, and this capacity is at breaking point with the additional
vehicular traffic using the road travelling to and from Fermoy/Mitchelstown and
beyond. Such vehicular traffic includes Light Weight/HGV/Articulated traffic. Further
traffic congestion is dominant with funerals and when GAA, soccer and rugby
matches are played at the three club venues on the eastern end of St. Joseph’s
Road. The pending Castlepark development will also add further and unmanageable
vehicular capacity to St. Joseph’s Road.

The town end of St. Joseph'’s Road runs into a near cul-de-sac of a narrow laneway
road for traffic heading to the bridge and a T-Junction for traffic heading to the town
centre. This results in high traffic congestion:at peaK”aﬂn@d off peak times.

The current road layout of St. Joseph’ s Road is not to the requrred road
specifications and dlmensmns Jhe, road is narrow winding, with a'pedestrian
footpath at one side only, unsafe for pedestrran use, Iacks proper street lighting, and
is not swtable for additional road trafflc which would result from further. housmg
development on the foad. o '"

e e o

‘e ‘;"St Joseph s Road is in dire’ and rmmedrate need of reconstructlon to meet the
current traffrc densrtles requrres w1den|ng/stra|ghten|ng, footpaths and cycle Ianes

The road also requrres proper street Ilghtrng
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Addendum 5 - Historical Communications and Submissions by
Aldworth Heights Residents (2007)

For Attention of Mr Maurice Manning, 14, Aldworth
Heights,

Director of Housing, St. Josephs Road,
Cork County Council Planning Dept., Mallow,

County Hall, Co. Cork.
Carrigrohane Rd.,

Cork

planninginfo@corkcoco.ie 25" October 2017
Dear Mr Manning,

| am writing to you on behalf of Aldworth Heights Residents Association in connection with Cork
County Councils plans for the development of lands adjacent to our housing estate on St Josephs
Road, Mallow, namely in lands zoned R-15, and R-16 and also lands known as Keatley's Close and
Carrigoon Beg zoned X-03 in the County Development Plan 2017.

At the outset | can say that there is not an objection from our Association to the development of these
lands for the construction of new homes if done in an inclusive and cooperative manner, where the
observations and concerns of existing neighbourhoods are taken into account.

| am aware that the planning process includes such observations but | would like to bring to your
attention at this early stage a submission our association brought forward to Mallow Town Council in
previous rounds of the planning for the lands concerned, and | attach a copy herewith which | would
ask you to consider in any new planning proposals.

In addition at a recent meeting of our association committee the following items were brought forward
for communication to you so that you may be able to take account of them also:-

1. That the density of any new development will be in line with existing housing in the area.

2. That housing will not be two storeys at the elevated section of the lands, but rather they be
bungalows or dormers.

3. That the existing entrance to Aldworth Heights Estate will not be included as the entrance to any
new developments in lands adjacent because it is not suitable to service any additional housing, and
that any such entrance will be via a greenfield site, as per our submission by Spatial Planning
Solutions of May 2007.

4. St Josephs Road, which feeds into the Spa area in Mallow town does not have the proper
infrastructure to cater for increased traffic generated from the development of additional housing
estates in the vicinity. In the last 10 years the new Mallow GAA complex and a new primary school in
Castlepark due to open soon, both on St Joseph's Rd., only add to congestion in the area.

The current development plan for the area should also influence planners in designing access/egress
to the proposed development from the main N72 Mallow / Fermoy road. This is now even more
feasible, given the announcement of the green light for M20.
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I would respectively ask that you give this matter your attention and | look forward to hearing from you
in due course in this matter.

Yours sincerely,

David Lonergan, Chairman, Aldworth Hts Residents Assoc.,

14. Aldworth Heights,
St Josephs Road,
Mallow,

Co Cork.

On Thu, Nov 2, 2017 at 10:06'AM, Maurice Manning <Maurice.Manning@corkcoco.ie>
wrote:
Dear Mr Lonergan,

| refer to your recent correspondence with regard to the above development and
have noted the issues you raise. While Cork County Council has not as yet commenced
designing the proposed scheme it is hoped that the design process will begin in the coming
weeks. Your comments are timely in that regard. Once a scheme is fully developed it will
‘be advertised for comment in accordance with Part 8 of the Planning & Development
Regulations 2001.

In relation to density and design, the proposal will be prepared in line with the requirements
-of the Mallow Town Development Plan, Cork County Development Plan and Planning
Guidelines.

Your comments on the access into the land, the use of Aldworth Heights and the matter of
traffic and.use of St. Josephs Road are issues that will need to be addressed at the design
stage.

| look forward to your further observations once the detailed design is complete and the
Part 8 Planning process for the scheme is advertised.

Yours Sincerely,

Maurice Manning

S/Director of Service

Housing

Cork County Council

021/4285544

Email maurice.manning@corkcoco.ie.

Designated Public Official under the Regulation of Lobbying Act, 2015
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---------- Forwarded message ---------

From: dave lonergan <davelon55@gmail.com>

Date: Thu, Nov 2, 2017 at 11:56 AM

Subject: Re: Proposal for the Development of lands along St. Josephs Road, Mallow, Co.

Cork
To: Maurice Manning <Maurice.Manning@corkcoco.ie>

Dear Mr Manning,
| would like to thank you for your prompt reply.

| note your comments regarding the process and will await further developments following on
from the design stage.

Yours sincerely,

David Lonergan.
LB ; 5 ] i 12
;—:M;gm{ =80 ";’! . “f ”““‘3 i
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Closing Statement

St. Joseph's Road and Aldworth Heights Residents are of the very strong opinion that the
Suggested Alternative Location for St. Joseph's Road Development which incorporates
proposals on three options for Mallow/Fermoy Road Realignment, and its associated
advantages, as detailed on pages 3 to 6 of this consultation document is a more feasible
solution, in terms of public expenditure, residential access to amenities, Cork County
Council’s “10 minute” rule, road safety and connectivity, and the new relief road accessibility.

St. Joseph's Road and Aldworth Heights Residents respectfully ask Cork County Council to
carefully consider all aspects of this consultation document and are available for formal
consultation meetings and discussions.

Thank you for the opportunity to forward this submission to Cork County Council, at this
time.

Signed:

Frank Heffernan

séhretary - St. Joseph's Road and Aldwbr’gﬁ HeightsRepri?;'s,?‘htatiVéiGré}JP

7 i

frankh’effeman201 5@qmafill‘fcom
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Appendix 2 -Photo Montage

htfps://photos.app.goo.ql/J UWJNm?SKFrgrrGo?

. }A' Fra SN

Please refer: to soft copy subm|SS|on as emailed to
ags@gleanala ie to open link-and V|ew photo montage
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Photo Montage

https://photos.app.goo.al/JUWJNmM38KFrqrréo/

Please refer to soft copy submission as emailed to
laps@pleanala.ie to open link and view photo montage

e Aldworth: Helghts pnvately owned nght of way
entrance road

e Aldworth’ Helghts EX|t

e St. Josephs Road-.

e Town End. of St. Joseph S Road

e Spa Glen ¥ ;.

Photos taken circa 4 OOpm on 4/9/2024 After School
Closure Tlmes and before Peak Traffic Times

End
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